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INTRODUCTION
Have you ever tried to imagine what work will be like in 2020? It’s 

not easy, but that is exactly what CoreNet Global’s Corporate Real 

Estate 2020 initiative is all about – envisioning the future of corporate 

real estate (CRE) and the workplace. Corporate Real Estate 2020 is a 

research and leadership development program designed and managed 

by CoreNet Global members to address the business environment of 

the future and to collect and distribute best practices, tools and studies 

to meet future business needs effectively. A follow up to Corporate 

Real Estate 2000 and CoRE 2010, Corporate Real Estate 2020 brings 

together more than 280 of the industry’s most thought-provoking and 

leading minds, as well as several other professionals from areas out-

side the CRE realm. 

Given today’s climate of protracted economic uncertainty, forecasting 

has never been more challenging. Predictive modeling is often an in-

exact science, yet considering the outcomes of many of the forecasts 

CoreNet Global has made in previous renditions, it can prove to be an 

effective tool for setting expectations. Volatility withstanding, compa-

nies, industries, professions and other types of networks need to set 

a baseline to gauge and anticipate change as best as current indicators 

and history allow. 

This report explores the major trends discovered and studied by the 

Sustainability team to aid corporate real estate executives and pro-

fessionals in becoming the most effective leaders in an increasingly 

complex business environment.

Corporate Real Estate 
2020 has brought 
together more than

of the industry’s most 
thought-provoking 
and leading minds.

I.
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Corporate Real Estate 2020 began in August 

2011 and continued through May 2012. The 

program was launched at the AT&T headquarters 

in Dallas, where a group of more than 70 senior 

thought leaders convened to discuss the business 

environment in the year 2020 and create an 

overall vision of the future and what the impact 

on Corporate Real Estate (CRE) will be. From this 

discussion, it was concluded that the research 

would be carried out by breaking down the 

profession into eight dimensions unique to CRE.

Following the official launch meeting in Dallas, 

each of the eight teams was tasked with defining 

its goals and predictions. Using the overall vision of 

the world in 2020 and its impact on CRE as context, 

each team created a set of Bold Statements. 

The Bold Statements were developed, evaluated 

and finalized throughout the first months of the 

project using recent research findings from a variety 

of resources and topic-specific group discussions. 

The statements, a prediction of where a typical 

CoreNet Global member firm would stand in 2020, 

were based on what the teams “thought” would 

happen, not what they “wanted” to happen, 

reflecting varying degrees of forward thinking.

The predictions were also presented at the CoreNet 

Global Paris, Atlanta and Singapore Summits, where 

members from the across the globe were given a 

chance to provide feedback on the Bold Statements. 

These predictions served as the research questions 

to be validated based on in-depth qualitative 

interviews with CRE leaders and topical content 

experts plus a quantitative survey of CoreNet 

Global’s end-user members across the world. 

Throughout the process, leading organizations and 

industry experts were identified for interviews and 

further research. Telephone and in-person interviews 

that followed a structured interview guide (Appendix 

C) were documented and analyzed for patterns to help 

the teams understand the current views and future 

perspectives of these business leaders. In addition, 

case-study materials were solicited as part of the 

interview process, and some of those real-world 

examples have been incorporated into this report. The 

research teams also used articles, books and reports 

to ground the theories and compare results. 

RESEARCH METHODOLOGYII.
EIGHT RESEARCH AREAS

Enterprise
Leadership

Service 
Delivery & 
Outsourcing

Sustainability
Location 
Strategy & the 
Role of Place

Technology 
Tools

Partnering 
with Key 
Support 
Functions

Workplace
Portfolio 
Optimization 
& Asset 
Management

Using the overall vision 
of the world in 2020 
and its impact on CRE 
as context, each team 
created a set of Bold 
Statements.
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II.
Interview insights, materials and Summit feedback 

were synthesized on a number of levels. The research 

team met regularly to review the materials collected to 

determine emerging viewpoints and implications. 

The following diagram illustrates the research 

timeline/process. Appendices B and E list the 

Sustainability team members and organizations 

interviewed.

VALIDATED 
AND FINALIZED 

BY INDUSTRY 
LEADERS

VALIDATED 
THROUGH GLOBAL 

END-USER 
MEMBER SURVEY

INTERVIEWS 
CONDUCTED WITH 
PROFESSIONALS

EVALUATION 
OF BOLD 

STATEMENTS AT 
CORENET GLOBAL 

SUMMITS

MATERIALS 
ANALYZED AND 
CONCLUSIONS 
AGREED UPON

BOLD 
STATEMENTS 

CREATED

SAN DIEGO 
SUMMIT RESULTS 

PRESENTATION

CREATION OF 
EIGHT RESEARCH 

TEAMS

REPORTS 
DISTRIBUTED

VISIONING 
MEETING IN 

DALLAS

FIGURE I.I  |  KEY STEPS IN RESEARCH PROCESS

RESEARCH METHODOLOGY
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EXECUTIVE SUMMARYIII.
Sustainability is one of eight work streams that comprise CoreNet 

Global’s Corporate Real Estate 2020 research initiative. Successful 

sustainable strategies are all about integrating every element of 

business to reduce environmental impact. For this reason, many of 

the bold statements described in the Corporate Real Estate 2020 

Sustainability Report overlap with other 2020 themes. Sustainability 

initiatives – their existence, robustness and rate of adoption – can vary 

significantly at the global level, even within the same organization, so 

wide generalizations are difficult. For this reason, this report calls out 

regional variances where possible. 

The report analyzes six key “bold statements” that are likely to 

influence corporate real estate (CRE) strategies in 2020.

1. Regulatory incentives for resource efficiency and market penalties 

for resource inefficiency will meaningfully increase by 2020. 

2. Buildings, sometimes connected by micro grids, will be both 

consumers and producers of energy. The evolutions in energy 

storage will impact building operations, transportation and 

planning.

3. Access to reliable and renewable energy, potable water and waste 

distribution will influence real estate strategies across all industries.   

4. Technology advances and understanding of sustainability will result 

in dramatic restructuring of real estate portfolios.

5. CRE will take on initiatives to positively change personal behavior 

and standards surrounding sustainability.

6. Sustainability experts will play an important integrative role within 

the organization to meet enterprise-wide targets and goals.

KEY WORDS

Sustainability is about living 

and working in ways that 

meet and integrate existing 

environmental, economic 

and social needs without 

compromising the well being 

of future generations.

Corporate social 

responsibility refers to 

corporate behavior that 

demonstrates open and 

transparent business practices 

based on ethical values 

and respect for employees, 

communities and the 

environment.



CORPORATE REAL ESTATE 2020 FINAL REPORT: SUSTAINABILITY

8

III. FINDINGS

•	 More acceptance. Despite a slow economy, all indicators point 

to the fact that sustainability has become more widely adopted – 

stakeholders (company’s owners, employees, customers, partners 

and investors) recognize its importance to the organization’s 

economic viability. 

•	 Wider focus. Corporate sustainability efforts have traditionally 

focused on an organization’s direct impacts – the footprints of 

company-owned buildings and vehicles. But companies are now 

focusing on indirect “scope 3” impacts as well: the sustainability of 

corporate supply chains, business travel, waste and procurement. 

This is especially impactful – for example indirect carbon emissions 

can comprise upward of 80 percent for a company’s environmental 

impact.

•	 Growth in initiatives. A focus solely on the environment is not 

enough – environmental initiatives need to link to social initiatives 

too, like commitments to diversity or the local community, which 

then meaningfully tie back to financial objectives.  

•	 Wider audience. Younger generations (and more mature ones 

as well) are savvy to “greenwashing” and can tell an honest story 

from flashy PR. Sustainability strategies must be backed up by real 

metrics and honest reporting.  

•	 More regulation. The regulatory environment (including mandates 

for energy disclosure or penalties for not meeting sustainable 

targets) will become more stringent at the country, state, city and 

district level. This has already dramatically impacted real estate, 

increasing the market value of greener, more energy-efficient 

buildings. Owners of less-efficient buildings are forced to make 

green investments in their properties to make them more attractive 

to tenants.

•	 Buildings producing energy. As regulation tightens, energy costs 

rise and the real estate market changes, buildings will be both 

producers and consumers of energy. This will be accomplished 

through purchasing renewable energy at a larger scale, building 

renewables on-site when possible or tapping into eco-districts and 

micro grids. Technology will be a major driver for these strategies, 

particularly when it comes to energy storage.

As regulation tightens, 
energy costs rise and 
the real estate market 
changes; buildings 
will be both producers 
and consumers of 
energy.
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III. FINDINGS

•	 Access to renewables. Access not only to renewable energy but 

also to potable water is driving real estate location strategy now 

(particularly for manufacturing facilities) and will likely continue in 

the future.  

•	 Waste reduction. Companies continue to reduce waste, which is 

a cost-reduction strategy both for procurement and downstream 

(landfill) costs. Progressive companies will strive toward zero 

waste, and even more aggressive companies will successfully use 

waste as a source of fuel.

•	 Technology enabling change. Technology has already impacted 

how, where and when work gets done, which has in turn 

dramatically impacted real estate portfolio size and strategy. In 

the future, worker mobility (enabled by technology) will continue 

to drive real estate strategy. In addition, technology that enables 

better design and better, smarter buildings will continue to evolve.

•	 Engaging occupants. One of the most powerful and immediate 

ways to meet environmental targets is to engage building 

occupants and encourage green behavior across the organization.  

Smart strategies for leveraging building occupants, as well as 

partners and the community, will increase.

•	 Sustainability expertise. Having sustainable expertise within 

real estate will be important to not only understanding sustainable 

metrics, but delivering those metrics over time. Even with 

dedicated experts, an increasing knowledge and responsibility 

around sustainability will be required to fully integrate sustainable 

strategies across the organization.

Technology that 
enables better design 
and better, smarter 
buildings will continue 
to evolve.
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•	 More subject matter expertise in environmental and social impact of 

real estate and facilities decisions will be required to achieve desired 

metrics and goals. 

•	 Measurement of environmental impact is critical for accurately 

meeting desired targets and proving return on investment. This 

responsibility often falls in the hands of real estate and must link to 

enterprise-wide data (i.e. data collected from Integrated Workplace 

Management Systems or IWMS).

•	 Stronger influence will be required by real estate leaders to 

encourage business changes to achieve desired metrics. In 

addition to aligning real estate, real estate must influence business 

leadership, procurement, public relations and communications, 

marketing, human resources, information technology, research and 

development, operations and logistics, health and safety, legal and 

risk management.

•	 Real estate must be able weave “environmentally friendly” strategies 

into a larger story that benefits the organization – for example, 

flexible work initiatives can help recruit the best employees, reduce 

real estate costs and reduce carbon emissions per person. CRE 

leaders that expand their business case are more likely to build 

traction and have their ideas adopted.

III.

Real estate must 
be able to weave 
“environmentally 
friendly” strategies 
into a larger story 
that benefits the 
organization.

IMPLICATIONS
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BOLD STATEMENTSIV.

BOLD STATEMENT RESEARCH CONCLUSION

Regulatory incentives for resource efficiency and 
market penalties for resource inefficiency will 
meaningfully increase by 2020.

The regulatory environment around environmental 
metrics will become more stringent at the country, 
state, city and district level, which will impact 
global real estate decision making. 

Buildings, sometimes connected by micro grids, 
will be both consumers and producers of energy. 
The evolutions in energy storage will impact 
building operations, transportation and planning.

Companies will purchase renewable energy at 
a larger scale, build renewables on site when 
possible and will tap into both eco-districts and 
microgrids. 

Access to reliable and renewable energy, 
potable water and waste distribution (landfills) 
will influence real estate strategies across all 
industries.   

Access not only to renewable energy, but also 
to potable water, is driving real estate location 
strategy now and will likely continue in the future.  

Progressive companies will strive toward zero 
waste, and even more aggressive companies will 
successfully use waste as a source of fuel.

Technology advances and understanding of 
sustainability will result in dramatic restructuring of 
real estate portfolios. 

Worker mobility (enabled by technology) will 
continue to drive real estate strategy. Technology 
that enables both better design and better, smarter 
buildings will continue to evolve and be used to 
create increasingly more sustainable environments.

Corporate real estate will take on initiatives to 
positively change occupant behavior and standards 
surrounding sustainability. 

Smart, sustainable strategies for leveraging 
building occupants, as well as partners and the 
community, will increase.

Sustainability experts will play an important 
integrative role within the organization to meet 
enterprise-wide targets and goals. 

Even with dedicated experts, an increasing 
knowledge and responsibility around sustainability 
will be required to fully integrate sustainable 
strategies across the organization.
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Even though a large variance currently exists among 

countries, states and cities with regard to regulatory 

incentives for resource efficiency, the majority 

of corporate real estate (CRE) and sustainability 

executives predicts that these incentives will 

meaningfully increase by the year 2020.

In fact, according to CoreNet Global’s survey of 

executives, as part of its Corporate Real Estate 

2020 initiative, 46 percent agree and 19 percent 

strongly agree that both regulatory incentives 

and market penalties for resource inefficiency 

will increase within this time frame. Similarly, 47 

percent agree and 19 percent strongly agree that all 

states and competitive communities will have green 

sustainable agendas, policies and strategies to 

compete for investment and talent. So far, a number 

of U.S. cities and states appear to be setting an 

example, such as California, Washington, Austin, 

Boston, San Francisco and New York City, where 

building owners are required to disclose energy 

use scores prior to conducting sales transactions, 

while more green mandates – no longer voluntary 

– are beginning to show up in green building codes. 

While most of the U.S. disclosure mandates have 

been in existence since 2007-2009, Europe’s similar 

Energy Performance of Buildings directive has been 

in existence since 2002 and includes the entire 

European Union. Australia and China also have 

similar directives.

New York City has taken energy disclosure a step 

further by promising to publicly share energy-use 

data with the intention of incentivizing building 

owners even more. The rating and disclosure 

provision of the Greener, Greater Buildings Plan 

requires annual ENERGY STAR benchmarking 

and public disclosure for city buildings, as well 

as large commercial and multifamily buildings. A 

joint program of the U.S. Environmental Protection 

Agency (EPA) and the U.S. Department of Energy 

(DOE), ENERGY STAR promotes energy savings 

and eco-friendly designs through energy-efficient 

products and practices.

The benchmarking information for New York 

City’s program will be reported through ENERGY 

STAR Portfolio Manager, an interactive energy 

management tool, in the form of a compliance 

report that is filed with the New York City 

Department of Finance. This mandate is a 

particularly effective strategy for greenhouse gas 

(GHG) reduction in a city like New York, where 

75 percent of the total GHG emitted comes from 

buildings. The provision will affect more than 

20,000 buildings in the city, accounting for roughly 

2.5 billion square feet (232 million square meters); 

about half of the total floor space of the city’s 

building stock. The scores will be posted for public 

viewing for non-residential buildings as early as 

September 2013. 

Since the New York City mandate was put in place, 

roughly 75 percent of properties across the city 

have disclosed their data through the U.S. DOE. 

Regulatory incentives 
for resource 
efficiency and market 
penalties for resource 
inefficiency will 
meaningfully increase 
by 2020.

BOLD STATEMENT 1IV.

http://www.corenetglobal.org/
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=15836&navItemNumber=15853
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=15836&navItemNumber=15853
http://www.epbd-ca.eu/
http://www.nyc.gov/html/planyc2030/html/about/ggbp.shtml
http://www.energystar.gov/
http://www.epa.gov/
http://www.epa.gov/
http://energy.gov/
http://energy.gov/
http://www.nyc.gov/html/dof/html/home/home.shtml
http://www.nyc.gov/html/dof/html/home/home.shtml
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Those that do not comply in time will be fined $500 

every month until they submit their data.  

Setting the tone at the state level, California 

recently became the first to adopt a statewide 

green building code, CALGreen, to enforce strict 

design requirements for water use, construction 

waste, HVAC systems and indoor air quality. 

And according to Jones Lang LaSalle’s 

“Sustainability Trends to Watch in 2012” report, 

five major U.S. cities and two states have enacted 

energy performance measurement and disclosure 

policies, and nine other cities and states have such 

bills under consideration. In addition, the Pew 

Center of Global Climate Change reports that by 

the end of 2010, 31 states had laws mandating 

minimum renewable energy purchases, and five 

more had non-binding goals.

Meanwhile, the U.S. EPA requires greenhouse 

gas emissions reporting from large U.S. sources 

and suppliers, and the Obama Administration has 

mandated that all federal agencies measure and 

report their emissions. The U.S. General Services 

Administration has bumped up its requirement 

that all newly constructed federal facilities meet 

U.S. Green Building Council LEED Gold criteria, 

as opposed to LEED Silver, as a way to help meet 

Executive Order 13514 mandates for federal 

facilities. The mandates include setting 2020 

greenhouse gas emissions reduction targets, 

increasing energy efficiency, reducing fleet 

petroleum consumption, conserving water, reducing 

waste, supporting sustainable communities and 

leveraging federal purchasing power to promote 

environmentally responsible products and 

technologies.

LEED, which stands for Leadership in Energy 

and Environmental Design, is a widely accepted 

benchmark for the design, construction and 

operation of high-performance green buildings.

While U.S. efforts are noteworthy, Western 

European countries continue to lead the charge 

with key programs and requirements directing 

sustainable building and operations. At the same 

time, a few major global initiatives are now 

providing valuable guidance for corporations and 

cities looking to upgrade their sustainable profiles.

BOLD STATEMENT 1IV.

SPACE THAT HAS 
EARNED LEED-

CERTIFICATION IN 2011

PER 
CAPITA

District of Columbia 18,954,022 sq.ft. 31.50

Colorado 13,803,113 sq.ft. 2.74

Illinois 34,567,585 sq.ft. 2.69

Virginia 19,358,193 sq.ft. 2.42

Washington 14,667,558 sq.ft. 2.18

Maryland 11,970,869 sq.ft. 2.07

Massachusetts 13,087,625 sq.ft. 2.00

Texas 50,001,476 sq.ft. 1.99

California 71,551,296 sq.ft. 1.92

New York 36,538,981 sq.ft. 1.89

Minnesota 9,591,445 sq.ft. 1.81

LEED, which stands for Leadership in 
Energy and Environmental Design, 
is a widely accepted benchmark for 
design, construction and operation 
of high-performance green 
buildings.

FIGURE A-1  
U.S. GREEN BUILDING COUNCIL RELEASES LIST OF TOP U.S. 
STATES FOR LEED-CERTIFIED PROJECTS IN 2011 (JAN 2012)

http://www.bsc.ca.gov/Home/CALGreen.aspx
http://www.joneslanglasalle.com/
http://www.pewclimate.org/
http://www.pewclimate.org/
http://www.gsa.gov/portal/category/100000
http://www.gsa.gov/portal/category/100000
http://www.usgbc.org/DisplayPage.aspx?CategoryID=19
http://www.usgbc.org/DisplayPage.aspx?CategoryID=19
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Global Programs

1. Carbon Disclosure Project (CDP). With the 

largest collection of globally self-reported 

climate change data, more than 3,000 

companies, including close to 80 percent of 

Global 500 firms, voluntarily reported their 

carbon emissions, water management and 

climate change policies in 2011.

Helping companies take inventory of these key 

indicators and strategically plan for the future, 

the CDP’s mission of transparency appears to 

be slowly penetrating the global landscape.

“As a leading company, it is increasingly 

important to be transparent about our 

performance in the areas of energy use 

and carbon footprint, as well as other 

environmental impacts,” according to the Office 

of Environmental Responsibility at American 

Express, which has been disclosing to the CDP 

since 2007. 

In a similar vein, BASF chemical company 

interfaces with the project as the basis for 

evaluating and quantifying the opportunities 

and risks of climate change and implementing 

strategic plans moving forward. BASF has 

been included in the CDP’s Disclosure 

Leadership Index of 52 leading global firms for 

the last seven years and more recently, the 

organization’s Carbon Performance Leadership 

Index as one of 29 companies.

While U.S. companies are a part of the CDP 

mix, just 54 percent of Standard & Poor’s 500 

Index companies reported emissions reduction 

targets in 2010, according to the GreenBiz 

Group’s “State of Green Business 2011” report.

2. C40 Cities Climate Leadership Group. This 

group of 58 international mega-cities is actively 

involved in meaningful climate-related local 

initiatives to help address climate change on a 

global basis. Recently, C40 cities partnered with 

the CDP with some interesting statistics coming 

out of the “CDP Cities 2011 Global Report on 

C40 Cities.”

For example, one out of every two disclosing 

cities has a special department within the 

mayor’s office that is responsible for energy and 

climate policy management and execution. In 

addition:

•	 79 percent of C40 cities believe that adverse 

elements of climate change could threaten 

local businesses.

•	 62 percent have a climate action plan in 

place.

•	 57 percent have greenhouse gas reduction 

targets for city-wide emissions.

BOLD STATEMENT 1IV.

Responded

0% 16% 32% 48% 64%

Disclose GHG 
emissions

Board or executive-level 
oversight

Disclose absolute and/or 
intensity emissions reduction

Rewarding climate 
change progress

Assurance and/or 
verification of emissions

2011 2010 2009

Year-over-year disclosure for S&P 500 respondents

CARBON DISCLOSURE PROJECT 2011: S&P 500 REPORT

FIGURE A-2 

https://www.cdproject.net
https://www.americanexpress.com/
https://www.americanexpress.com/
http://www.basf.com/
http://www.standardandpoors.com/indices/sp-500/en/us/?indexId=spusa-500-usduf--p-us-l--
http://www.standardandpoors.com/indices/sp-500/en/us/?indexId=spusa-500-usduf--p-us-l--
http://www.greenbiz.com/
http://www.greenbiz.com/
http://live.c40cities.org/
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•	 36 percent have included some combination 

of local citizens, businesses and academic 

experts in decision-making processes with 

regard to climate change mitigation.

3. Global Reporting Initiative (GRI). Offering 

a comprehensive sustainability reporting 

framework, and aligned with the CDP, the 

GRI describes itself as promoting economic, 

environmental and social sustainability. The 

GRI is currently networking with 30,000 

global professionals representing corporations, 

governments, organizations, consultancies, 

business associations, rating and accountability 

organizations, universities and research institutes.

Tenet Healthcare, a U.S. healthcare provider 

with 50 hospitals and 98 outpatient centers, 

for example, chose to work with the GRI 

because of its flexible framework for reporting, 

its level of worldwide acceptance and its 

holistic approach to the economic, social and 

environmental aspects of sustainability.

Countries Leading by Example

While dozens of countries are instituting meaningful 

environmental and sustainable programs, a few 

stand out as leaders. For example, the European 

Union is currently running some major programs 

including:

•	 The EU Emissions Trading System

•	 Requiring buildings to display energy-

performance certificates

•	 A goal of reaching a 20 percent biofuels quota 

by 2020

•	 Mandating all new public buildings to come 

close to net zero by 2019

Taking the latter goal seriously, a number of 

countries – including Denmark, Greece, France, 

Lithuania and Romania – have created and published 

support measures to help drive their building 

industries toward net zero. A net-zero energy building 

(NZEB) is one that produces as much energy as it 

uses – an energy-neutral building.

Similarly, U.K. buildings must also display energy-

performance certificates, and while the EU 

Emissions program and the Climate Change Levy 

– a charge on commercial energy use to encourage 

energy efficiency – are both targeted at energy-

intensive industries, the U.K.’s Carbon Reduction 

Commitment Energy Efficiency Scheme also 

requires organizations using more than 6,000 

MWh per year in electricity to report their carbon 

emissions.

Complementing the green-building rating 

system used in England – the Building Research 

Establishment Environmental Assessment Method 

(BREEAM) - the Ska Rating is helping English 

companies conduct more sustainable workplace 

fit-outs and focus on ongoing energy-efficient 

operations with 99 good-practice measures in the 

realm of energy and CO2 emissions, waste, water, 

pollution, transport, materials and well-being. 

Meanwhile, Australia – which according to the EHS 

Journal has the highest per-capita carbon footprint 

in the world on account of its reliance on coal-fired 

electricity – has begun clamping down on carbon 

emissions with a new carbon tax to take effect 

BOLD STATEMENT 1IV.

A number of countries have created 
and published support measures to 
help drive their building industries 
toward net zero.

https://www.globalreporting.org
http://www.tenethealth.com/
http://ec.europa.eu/clima/policies/ets/index_en.htm
http://www.cclevy.com/
http://www.decc.gov.uk/en/content/cms/emissions/crc_efficiency/crc_efficiency.aspx
http://www.decc.gov.uk/en/content/cms/emissions/crc_efficiency/crc_efficiency.aspx
http://www.breeam.org/
http://www.breeam.org/
http://www.breeam.org/
http://www.rics.org/ska
http://ehsjournal.org/
http://ehsjournal.org/
http://ehsjournal.org/http:/ehsjournal.org/kaushik-sridhar/australian-carbon-tax-forclimate-change/2012/
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this summer. For now, commercial entities will be 

charged per ton of CO2 emissions, and in 2015 the 

program will shift to an emissions trading scheme, 

similar to New Zealand’s program.

To help companies, the government has a Green 

Building Fund that awards cash grants to qualifying 

office buildings, hotels and shopping centers with 

strategic plans to reduce energy consumption. The 

country has also enacted mandatory disclosure 

of commercial and government building energy-

efficiency levels to interested buyers and tenants, and 

the local rating system – the National Australian Built 

Environment Rating System (NABERS) – continues to 

gain popularity.

While Asia is not known for its sustainability initiatives, 

China seems to be the exception with aggressive 

green technology targets issued every five years, most 

recently in 2011. For example, the new metrics call for:

•	 A 17 percent reduction of carbon emissions per unit 

of GDP by 2015 over 2010 levels

•	 A 16 percent reduction in energy use by the same 

metrics

•	 A 30 percent reduction in water use per unit of 

value-added industrial output.

In addition, the country intends to significantly expand 

its hydro-, solar- and wind-installed capacity.

Regulation Isn’t Everywhere

In many places, environmental regulation is not 

in place. This is because either governments 

do not see this as a priority, or there is a lack of 

infrastructure that makes conformance to green 

mandates impossible. 

In some jurisdictions, green initiatives are driven 

solely by companies because regulation does not 

exist. As government administrations or economic 

drivers come into play, more cities, states and 

countries have begun to support new initiatives.  

“We are comparatively slow in regulating the 

market in Hong Kong,” said Arnald Ng, MCR, Head 

of Facility Management for Standard Chartered 

Bank. “Some good initiatives in the past were 

business driven, such as our low-carbon action 

program called Take a Brake, which encourages 

a low-carbon lifestyle and greener driving 

techniques. Multi-national companies and large 

local corporations help drive the government to do 

something about the environment. With our new 

chief executive on board in July, we are hoping to 

see positive changes.”  

Sometimes, even if regulation is in place, it’s 

impossible to meet environmental targets because of 

infrastructure deficiencies. In some countries, there is 

no place to send waste, so it’s not about incentives; 

it’s more about how you minimize penalties.

Corporate Initiatives

Of the large corporations surveyed by CoreNet 

Global through its 2020 research, many have 

greenhouse gas reduction plans in place, in addition 

to other in-house sustainability programs.

For instance, Alicia Chidsey, LEED AP, 

Sustainability Manager with CBRE, who manages 

its Sprint Nextel account reported, “Sprint did 

BOLD STATEMENT 1IV.

Sometimes, even if regulation is 
in place, it’s impossible to meet 
environmental targets because of
infrastructure deficiencies. 

http://www.gbca.org.au/news/green-building-council-of-australia-welcomes-green-buildings-fund/1655.htm
http://www.gbca.org.au/news/green-building-council-of-australia-welcomes-green-buildings-fund/1655.htm
http://www.nabers.com.au/
http://www.nabers.com.au/
http://www.standardchartered.com/en/
http://www.standardchartered.com/en/
http://www.cbre.com/
http://www.sprint.com/
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its first third-party pro audit of a greenhouse gas 

emissions report. The company has reductions 

planned for 2017 for greenhouse gas, and what 

is driving this is the desire to be a credible and 

transparent company when it comes to reporting 

things like energy.”

In particular, Sprint aims to:

•	 Reduce greenhouse gas emissions by 20 

percent

•	 Reduce electric energy consumption by 15 

percent

•	 Secure 10 percent of the company’s energy 

from renewable sources.

Meanwhile Microsoft, in addition to reporting to 

the CDP for the past seven years, also helped the 

CDP develop a new information and communica-

tions technology module to better gather sustain-

ability information from information and communi-

cation technology companies. In terms of what’s 

driving Microsoft to make such efforts, Trina Carl-

strom, Global Environmental Sustainability Man-

ager for the software giant’s Real Estate & Facili-

ties Group, explains that it’s mainly “pressure from 

investors and customers to understand energy and 

sustainability progress at Microsoft, competitive 

pressure, citizenship/image and regulatory require-

ments in Europe and potentially other locations in 

the future.” 

Close to 200 design firms, including CoreNet 

Global members HOK, RNL, Perkins + Will, NBBJ, 

PageSoutherlandPage and Leo A. Daly, have com-

mitted to AIA 2030. The initiative’s ultimate goal is 

to achieve zero fossil fuel consumption through the 

construction and operation of buildings. Gensler 

tracks each project per AIA 2030, primarily in the 

areas of energy-use intensity for the building and 

lighting power density of interiors.

Additional Programs

While LEED has undoubtedly played a significant 

role in driving U.S. green design projects and 

achieving environmental goals, GreenBiz’s 

“2010 Green Building Marketing & Impact 

Report” states that LEED buildings were found 

to reduce greenhouse gas emissions by eight 

million tons a year from energy efficiency and 

the use of renewables – further development 

and refinement of the rating system continues to 

take place. 

With the 2012 version being released later this 

year, a greater emphasis on actual energy-

performance disclosure is expected. In other 

words, it will no longer be a matter of checking 

off points during the design, product selection 

and construction phases, but building owners 

will have to periodically prove that their facilities 

are actually performing as expected. 

Briefly noting a few other significant programs, 

the Better Buildings Challenge is a consortium 

of the U.S. federal government and 60 CEOs, 

mayors, university presidents and labor leaders 

with plans to spend $2 billion on energy 

upgrades of federal buildings and another 

$2 billion in private capital to reduce energy 

consumption by 20 percent in buildings totaling 

1.5 billion square feet (139 million square 

meters) over the next eight years.

The Greenprint Foundation is a worldwide 

alliance of real estate owners, investors, financial 

institutions and other stakeholders with a focus on 

carbon emission reduction. The group’s database 

is considered to be the most comprehensive 

voluntary disclosure of energy and emissions 

performance by investment property owners.  

BOLD STATEMENT 1IV.

http://www.microsoft.com/
http://www.hok.com/
http://www.rnldesign.com/
http://www.perkinswill.com/
http://www.nbbj.com/
http://www.pspaec.com/
http://www.leoadaly.com/
http://aiaplus2030.org/
http://www.gensler.com/
http://www4.eere.energy.gov/challenge/
http://www.greenprintfoundation.org/
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Also, the International Organization for 

Standardization released the ISO 50001 standard 

for energy management systems last year, 

which includes specifications for measurement, 

documentation and reporting on energy 

consumption.

And finally, the Living Building Challenge 2.0 – 

developed by the Cascadia Green Building Council 

and the International Living Building Institute 

– is an up-and-coming holistic, performance-

based green certification program focusing on 

the following seven areas: site, water, energy, 

health, materials, equity and beauty. According 

to www.ilbi.org, “It provides a framework for 

design, construction and the symbiotic relationship 

between people and all aspects of the built 

environment.” 

BOLD STATEMENT 1IV.

The 20 Imperatives of the Living Building Challenge:                                                        
Follow down the column associated with each Typology to see which Imperatives apply.

NEIGHBORHOOD BUILDING
LANDSCAPE +         

INFRASTRUCTURE
RENOVATION

SITE LIMITS TO GROWTH

URBAN AGRICULTURE

HABITAT EXCHANGE

CAR FREE LIVING

WATER NET ZERO WATER

ECOLOGICAL WATER FLOW

ENERGY NET ZERO ENERGY

HEALTH CIVILIZED ENVIRONMENT

HEALTHY AIR

BIOPHILIA

MATERIALS RED LIST

EMBODIED CARBON FOOTPRINT

RESPONSIBLE INDUSTRY

APPROPRIATE SOURCING

CONSERVATION + REUSE

EQUITY HUMAN SCALE + HUMANE PLACES

DEMOCRACY  + SOCIAL JUSTICE

RIGHTS TO NATURE

BEAUTY BEAUTY  + SPIRIT

INSPIRATION + EDUCATION

Imperative omitted 
from Typology

Solutions beyond 
project footprint are 
permissible

SCALE

SCALE JUMPING

SCALE JUMPING

SCALE JUMPING

SCALE JUMPING

SCALE JUMPING

SCALE JUMPING

FIGURE A-3  | LIVING BUILDING CHALLENGE 2.0 - 20 IMPERATIVES SUMMARY MATRIX

http://www.iso.org/
https://ilbi.org/lbc/LBC%20Documents/LBC2-0.pdf
http://cascadiagbc.org/
https://ilbi.org/
https://ilbi.org/
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One distinction of The Living Building Challenge is 

its Red List of forbidden materials shown below:

In addition, unlike LEED, designation is not 

confirmed until one year after occupancy and 

includes the building operations in the designation. 

For Google, the Living Building Challenge provides 

an aspirational framework for green building and 

providing a healthy interior work environment 

for employees. According to John Igoe, SLCR, 

Director of Real Estate, Design and Construction for 

Northern California at Google, the Living Building 

Challenge’s “Red List” and EPA’s “Chemicals of 

Concern” list help inform how Google vets building 

materials with the goal of eliminating 100 percent of 

known toxins from its buildings. 

Lack of Regulations

While a review of the global landscape reveals 

much environmental and sustainable activity, there 

is still a significant lack of regulations and incentives 

directing climate change, renewable energy 

investment and energy reduction.  

One respondent in a survey conducted as part 

of the University of California Berkeley’s “Green 

Buildings in Green Cities: Integrating Energy 

Efficiency into the Real Estate Industry” report 

noted the irony that far more solar energy is 

installed in the state of New Jersey, on account 

of its tough renewable standards, as compared 

to Arizona, which currently has no renewable 

requirements or incentives but many more days of 

sunshine.

And even in locales where such incentives exist, 

Baabak Ashuri, Director of Economics of the 

Sustainable Built Environmental Lab for the Georgia 

Institute of Technology (Georgia Tech) pointed out, 

“When you see the window of opportunity, you 

have to incorporate incentives as soon as possible, 

as the nature of most of those incentives now are 

short term and they run out of money.”

A good example of this is the state of Oregon. The 

Oregon Department of Energy (ODOE) offers the 

Business Energy Tax Credit (BETC) to those who 

invest in energy conservation, recycling, renewable 

energy resources and less-polluting transporta-

tion fuels. A renewable energy production system 

is defined as a system that uses biomass, solar, 

geothermal, hydroelectric, wind, landfill gas, biogas 

or wave, tidal or ocean thermal energy technology 

to produce energy. The program originally allowed 

up to 50 percent of the eligible cost of qualifying 

facilities but has been reduced to a maximum of 35 

BOLD STATEMENT 1IV.

RED LIST OF FORBIDDEN MATERIALS

Asbestos

Cadmium

Chlorinated polyethylene and chlorosulfonated 
polyethlene

Chlorofluorocarbons

Chloroprene (Neoprene)

Formaldehyde

Halogenated flame retardants

Hydrochlorofluorocarbons

Lead

Mercury

Petrochemical fertilizers and pesticides

Phthalates

Polyvinyl chloride

Wood treatments containing creosote, arsenic or 
pentachlorophenol

FIGURE A-4 

http://www.google.com/about/company/
http://berkeley.edu/
http://www.gatech.edu/
http://www.gatech.edu/
http://www.oregon.gov/ENERGY/
http://www.oregon.gov/ENERGY/CONS/BUS/BETC.shtml
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percent in 2012. There have been significant cuts to 

the program since 2009. 

One of the most substantial changes is the imposi-

tion of aggregate statewide caps on the amount of 

project costs ODOE can preliminarily certify.

The same goes for slow-moving regulation, as one 

interviewee pointed out, “Outdated building codes 

that mandate old solutions do not support new 

technology, making it difficult to get approval for 

things like waterless urinals or ground-source heat 

pumps in some jurisdictions.”

On the other side of the coin, some note that the 

need for projects to make economic sense is cur-

rently overriding regulatory incentives or penalties. 

“I don’t think regulation is going to drive us any-

more than we’re going to drive ourselves,” stated 

Ari Kobb, LEED AP O&M, Director for Green Build-

ing Solutions for Siemens Building Technologies.

Similarly, Steve Joesten, Senior Director, Global 

Site Services & Facilities for the hi-tech manufac-

turer Infinera, admits that his company is not driven 

by incentives, but rather by their customers when 

it comes to sustainability performance disclosure. 

Google is going above and beyond code require-

ments for energy and water with the goal of making 

further improvements in reducing resource con-

sumption and realizing operational savings.

What’s Next

California, as usual, is leading the way on the regu-

latory front, setting the state for more transforma-

tive change.

In April 2011, Governor Jerry Brown signed into 

law Senate Bill 2X (Simitian) setting the nation’s 

most aggressive clean energy standard. The ex-

panded Renewable Portfolio Standard (RPS) re-

quires private and municipal utilities to get one-third 

of their electricity to come from renewable energy 

sources by 2020. The new law permits electric 

utilities to construct their own renewable energy 

generation facilities, which can account for up to 

8.25 percent of the utility’s RPS requirement.

Meeting these goals requires the cooperation and 

teamwork of multiple sectors of the California 

economy, including the electricity, natural gas, and 

transportation sectors. The Energy Commission is 

working with its sister agencies setting California’s 

climate change and renewable energy policies and 

regulations.

BOLD STATEMENT 1IV.

TIMEFRAME STATEWIDE CAP IMPOSED

FACILITIES USING OR PRODUCING RENEWABLE ENERGY

2009-11 Biennium $300 million

2011 Fiscal Year $150 million

RENEWABLE RESOURCE EQUIPMENT 
MANUFACTURING FACILITIES

2009-11 Biennium $200 million

2009-13 Biennium $200 million

2013 Fiscal Year $50 million

FIGURE A-5 

“I don’t think regulation is going to 
drive us anymore than we’re going 
to drive ourselves.”
--  Ari Kobb

http://www.siemens.com/about/en/businesses/infrastructure_and_cities/building_technologies.htm
http://www.infinera.com/
http://www.cpuc.ca.gov/PUC/energy/Renewables/
http://www.energy.ca.gov/
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Central to any discussion about real estate’s future 

in sustainability is the evolving role of renewable 

energy – both on-site, building-generated power 

and at the utility level.

While coal-fired energy generation will continue 

to dominate the power landscape for some time, 

renewable energy sources are proven, accepted and 

growing, albeit at different rates in different regions 

of the world.

Offering some perspective, CoreNet Global’s 

Corporate Real Estate 2020 Survey of real estate 

professionals found 46 percent of respondents 

agreeing and 27 percent strongly agreeing that by 

2020, real estate portfolios will include buildings 

that are not only consumers of energy but energy 

producers as well. 

Corporations Embracing On-Site 
Renewables

For some examples of the most proactive 

companies when it comes to on-site renewables, 

the U.S. EPA Green Power Partnership’s most 

recent Top 20 On-Site Generation ranking is a great 

source to reference.

In the #1 spot as of January 2012 is Kimberly-

Clark, with 193,347,000 kWh of annual on-site 

green power usage coming from biomass and 

accounting for eight percent of its total electricity 

use. Next up are Walmart’s facilities in California 

and Texas, generating four percent of the total 

energy profile for those states from solar, wind 

and biogas sources. Also drawing from biogas is 

37 percent of the electricity used at BMW’s Greer, 

S.C., campus, ranked as #3 on the EPA’s listing 

(refer to Fig. B-1).

Taking a brief look at companies participating in 

CoreNet Global’s 2020 research, it appears that the 

use of renewable energy on site has been adopted 

across multiple industries. Here are some examples 

from technology, communications, transportation, 

chemicals, retail and education industries.  

•	 Google has a 1.6-MW photovoltaic (PV) array 

at its Mountain View, California, headquarters 

and has also installed 3.2 MW of methane 

co-generation to power its facilities.

•	 Meanwhile, Nokia is using fuel cells, having 

installed them at a facility in Sunnyvale, 

California, thereby reducing the carbon 

emissions of the site by more than 80 

percent. In addition, the company has a small 

biogas generation plant at its business park 

in India.

Buildings, sometimes 
connected by 
microgrids, will be 
both consumers 
and producers 
of energy. The 
evolutions in energy 
storage will impact 
building operations, 
transportation and 
planning.

BOLD STATEMENT 2IV.

http://www.epa.gov/greenpower/
http://www.epa.gov/greenpower/toplists/index.htm
http://www.kimberly-clark.com/
http://www.kimberly-clark.com/
http://www.walmart.com/
http://www.bmw.com/
http://www.nokia.com/global/about-nokia/


CORPORATE REAL ESTATE 2020 FINAL REPORT: SUSTAINABILITY

22

BOLD STATEMENT 2IV.

ANNUAL ON-SITE GREEN POWER USAGE 
(kWh)

ON-SITE % OF TOTAL 
ELECTRICITY USE

ON-SITE RESOURCES

1. Kimberly-Clark Corporation

193,347,000 8% Biomass

2. Wal-Mart Stores, Inc./California and Texas Facilites

114,909,088 4% Biogas, Solar, Wind

3. BMW Manufacturing Co./Greer, SC Facilities

61,863,438 37% Biogas

4. U.S. Air Force

39,732,226 <1% Biogas, Solar, Wind

5. City of San Francisco, CA

31,593,977 4% Biogas, Solar

6. Nassau County, NY

29,121,457 15% Biogas

7. City of San Jose, CA

27,525,018 15% Biogas, Solar

8. SC Johnson & Son, Inc.

26,800,000 14% Biogas

9. Kohl’s Department Stores

24,655,000 2% Solar

10. City of San Diego, CA

20,344,825 8% Biogas, Small-hydro, Solar

FIGURE B-1 | U.S. ENVIRONMENTAL PROTECTION AGENCY’S TOP 10 ENERGY GENERATION, JAN. 2012
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•	 In the Pacific Islands, subject to approvals, Air 

New Zealand is looking to get its first solar 

power installation up and running and anticipates 

getting involved in wind-generated power in the 

future. This would be the company’s first step in 

terms of directly producing its own energy.

•	 At its integrated production sites, BASF makes 

use of excess steam from its manufacturing 

plants either to produce electricity with 

generators or use it directly in other production 

plants that are in need of energy. BASF calls 

this the production “Verbund,” i.e., integration 

of plants through an intelligent pipeline network. 

This saves valuable fossil fuels and reduces 

the overall carbon footprint of its products.   

•	 Similarly, Georgia Tech has a few solar 

installations on campus, and Ashuri sees 

façade-integrated PV developing significantly 

in the future.

•	 Yet another company embracing solar is the 

recreational equipment retailer, REI, with 

23 of its 122 nationwide stores sporting PV 

systems. Depending on its location, a solar-

equipped store will generate between 10 and 

100 percent of its own electricity.

Incidentally, market research analysts say that 

solar energy – building-integrated PV, in particular 

– is anticipated to grow significantly in the coming 

years and will really surge by 2020 when net zero 

officially becomes the new standard in Europe. 

According to the Boston, Massachusetts-based 

Lux Research, BIPV will surpass 1 GW in world-

wide installed capacity by the year 2016, and by 

2021 this number will hit 6.6 GW.

Taking a look at current statistics, Lux estimates 

BIPV installations in Europe to be 105 MW, 

BOLD STATEMENT 2IV.

While many corporations 
are proactively investing 
in a sustainable future, 
a few stand out as great 
examples of corporate 
citizenship.

As outlined in the 
company’s 13th-annual 
Sustainability Report, 
Procter & Gamble (P&G) 

has set the bar quite high for reducing its environmental 
footprint, fulfilling social responsibility commitments 
and delivering sustainable product innovations to the 
market.   

Essentially, the consumer product manufacturer’s long-
term goals are as follows:
•	 100-percent renewable or recycled materials for all 

products and packaging
•	 Zero consumer and manufacturing waste to landfills
•	 All plants powered with 100-percent renewable 

energy
•	 No fossil-based CO2 or toxic emissions. 

Breaking it down, the company is currently shooting to 
achieve the following by 2020:
•	 Replacing 25 percent of petroleum-based materials 

with sustainably sourced renewable materials in 
products

•	 Reducing consumer use packaging by 20 percent
•	 Providing 30 percent of the power to plants from 

renewable energy
•	 Reducing manufacturing waste to less than .5 

percent of total waste to landfill.

While stating goals is one thing, taking concrete 
steps toward accomplishing them is another. Yet, 
P&G’s sustainability report highlights a few recent 
accomplishments to show that the company is seriously 
tracking these goals:
•	 P&G compacted its entire portfolio of U.S. and 

Canadian powder laundry detergents by 33 percent 
to reduce packaging and waste and decrease the 
number of delivery trucks on the road. 

•	 As part of its commitment to replace petroleum-
based materials with sustainably sourced 
renewable materials, P&G expanded the use of 
plant-based plastic - made from sugarcane - in its 
packaging. 

•	 Moving forward, all manufacturing plants, 
distribution centers and office building new 
construction projects will be LEED certified.

PROCTER & GAMBLE: SETTING AN EXAMPLE

http://www.airnewzealand.com/
http://www.airnewzealand.com/
http://www.luxresearchinc.com/
http://www.pg.com/en_US/sustainability/index.shtml
http://www.pg.com/en_US/sustainability/index.shtml
http://www.pg.com/
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followed closely behind by the U.S. at 103 MW, 

while Asia only has 12 MW of BIPV up and running.

For many organizations, self-generation of power 

is an economics issue. According to one CoreNet 

Global member in Australia, the cost of self-

generation is becoming more economical, and by 

2020 more companies will embrace it.

Corporations Purchasing Renewable 
Energy

While on-site installations may not always by 

practical for corporations, purchasing energy from 

renewable sources is something many sustainably 

minded companies are pursuing.

One vehicle a number of corporations is adopting 

is the EPA’s Green Power Partnership. By 

agreeing to purchase a certain amount of green 

power and disclose that information, companies 

can benefit from the EPA’s expert advice, 

technical support, tools and other resources to 

help with such transactions.

“We are on the EPA green power partners list and 

plan to stay there,” stated CBRE’s Chidsey. At the 

moment, three percent of the company’s energy 

profile is coming from renewable sources, but 

Sprint hopes to reach 10 percent by 2017 through 

a combination of green power purchases, power 

purchase agreements and some on-site development.

Also working with the EPA is Siemens Building 

Technologies, with the strategy of purchasing 

25 percent renewable energy credits through 

an energy contract, which is then dispersed 

throughout the company’s portfolio.

Even more aggressively pursuing green power 

is American Express, reporting approximately 32 

While investing in renewable energy sources is a 
great way to reduce carbon emissions – be it on-site 
or green power purchases – an even easier strategy 
is simply reducing a building’s energy use during peak 
hours. Not only does this reduce the strain on the util-
ity grid, but it saves considerable cash as peak hours 
also mean peak pricing.

One important tool for assessing and tracking energy-
use profiles within a building or campus’ hundreds, 
often thousands of mechanical and electrical system 
components, is a sophisticated metering, monitoring 
and controls system. Smart-building systems provide 
information to facility managers and improve tenant 
comfort when aligned with exiting operating systems. 
They can minimize energy and water use when data is 
analyzed and used to create new protocols.

Adobe Systems installed such a system at one of its 
facilities and was quite surprised to discover a con-
siderable spike in energy use at one particular time 
of day. The spike represented an issue in the staging 
sequence for the chilled water pump. The operating 
engineers had suspected something wasn’t quite 
right, and they had even had an outside engineering 
firm look at it, but the conclusion was always that the 
system was operating as designed. As soon as the 
monitoring system was in place, however, the spike in 
operations showed up immediately, it was addressed, 
and the savings enabled the company to fully recover 
the cost of the real-time electricity meter installation 
and software with a ROI of just four months.

ADOBE: REDUCING ENERGY DURING PEAK HOURS

BOLD STATEMENT 2IV.

http://www.epa.gov/greenpower/
http://www.adobe.com/
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percent of the company’s 2010 electricity use 

as coming from renewable sources. Specifically, 

American Express facilities in Phoenix and 

Minneapolis, as well as facilities in Rome and 

Frankfurt, use electricity generated through 

renewable resources such as wind, biogas, 

biomass and solar. Similarly, in 2011, 40 percent 

of Nokia’s global energy consumption was drawn 

from green power. This ratio varies somewhat year 

to year but has been 30 to 40 percent less in the 

last three years.

Taking advantage of the fact that a large percentage 

of utility-generated power in New Zealand comes 

from hydro and wind, Air New Zealand estimates its 

renewable energy use to be as high as 60 percent.

Referring to the EPA’s 100% Green Power 

Purchasers, an impressive number of companies, 

municipalities and universities is exclusively using 

renewable energy to run their facilities. Kohl’s 

Department Stores is ranked as purchasing the 

largest total amount of renewable energy, followed by 

Whole Foods Market and the city of Austin, Texas.

Emerging Eco-Districts and Microgrids

In addition to renewables, sustainability experts 

project that the industry will slowly move away 

from large, central energy plants toward a more 

distributed system whose neighboring building 

owners team up to support their own utility 

services. These distributed systems may consist of 

smaller plants, microgrids and eco-districts.

 As such, 47 percent agreed and 18 percent strongly 

agreed, in CoreNet Global’s recent 2020 survey, 

that the use of grids and microgrids will proliferate 

and that there will be many more forms of energy 

storage that do not exist today.

Spurred by grants and increasing interest in 

NZEBs – where on-site generation is essential – it 

is anticipated that more real estate managers will 

begin investigating such options.

Examples of microgrid projects can be found in Fort 

Bragg, North Carolina, and San Diego, California, 

and although some consider the U.S. a leader in 

microgrids, there are also microgrids in the U.K.; 

Hyderabad, India; and Johannesburg, South Africa. 

There are also plans for a microgrid in Pulau Ubin, an 

offshore island northeast of Singapore, and Spain.

Eco-districts already exist globally. Sponsored by 

Sustainable Energy Systems in Advanced Cities 

(SESAC), a European project that aims to accelerate 

innovation in renewable energy solutions, there 

are eco-district projects in Delft, the Netherlands; 

Vaxjo, Sweden; and Grenoble, France. Eco-districts 

are located in both Vancouver and Victoria, British 

Columbia. There are also eco-districts planned for 

Washington, D.C., and Nagoya, Japan, and the 

Portland Sustainability Institute has five pilot eco-

BOLD STATEMENT 2IV.
WHAT ARE MICROGRIDS AND ECO-DISTRICTS?

Eco-districts are neighborhoods or districts with 

a broad commitment to accelerate neighborhood-

scale sustainability. They are committed to achieving 

ambitious sustainability performance goals and 

tracking the results over time.

Microgrids, or integrated systems in which 

distributed energy resources operate as a single, 

autonomous grid either in parallel to or isolated 

from the existing utility power grid, offer customers 

and distribution utilities a host of new ways to 

bolster reliability and manage variable, bidirectional 

resources. In addition, their smaller scale results 

in far fewer line losses, a lower demand on 

transmission infrastructure and the ability to rely on 

more localized sources of power generation. 
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districts in the city of Portland, Oregon, and is 

working with Hoi An, Vietnam, to create an eco-

city.  

The Sino-Singapore Tianjin Eco-City in the 

northeastern part of China is a joint project 

between the Singapore and Chinese governments 

and developed by Singapore-listed Keppel Group 

and a Chinese consortium led by state-owned 

Tianjin TEDA. The eco-city will include energy-

saving technologies, including solar, wind and 

geothermal power, rainwater recycling and waste 

water treatment, a pneumatic waste collection 

system and automated energy management for 

buildings.

According to a report by Ashir Datur of the 

World Bank, Tianjin will have 26 key performance 

indicators, including ecological aspects such as 

biodiversity and clean air and water, 100-percent 

green buildings and 60-percent solid waste 

recycling.

On the corporate side, Google is working in 

coordination with the city of Mountain View in 

California on exploring possibilities of public-

private-partnership implementation of pilot district-

scale systems (e.g. district energy production 

and distribution, above-grade stormwater 

management, increased use of reclaimed water, 

automated waste collection) in the North Bayshore 

area. The eco-district concepts are similar to those 

being explored in Portland, Oregon, at the five pilot 

eco-districts currently being contemplated there.

The eco-district model can translate to both the 

company’s bottom line through energy savings 

and the need for the attraction and retention of 

employees by promoting a healthy work force that 

is engaged in the corporate community.

While Randy McFarland, Director of Corporate 

Facilities & Real Estate for Novellus Systems, 

agreed that while microgrids will eventually take 

off, he doesn’t see this happening any time soon 

because of the high cost of rebuilding the required 

infrastructure.

Meanwhile, Bob Bull, General Manager for 

Property for Air New Zealand, is observing many 

organizations looking to put solar energy back into 

the grid in the Pacific Islands, but at the moment a 

number of grids are not equipped to deal with such 

bursts of power, so this needs to be ironed out.

Electric and Hybrid Fleets

Another trend beginning to pick up some 

momentum is corporations shifting from traditional 

to electric or hybrid vehicle fleets.

As an example, ANZ Bank recently switched to 

hybrids. Similarly, Atmos Energy is deploying 

natural gas vehicles for its meter readers in 

the Dallas/Fort Worth area and is currently 

investigating dual fuel trucks for service and 

construction personnel.

While not a corporate program because of the 

differences in locations and cultures, some Nokia 

BOLD STATEMENT 2IV.

The eco-district model can 
translate to both the company’s 
bottom line through energy savings 
and the need for the attraction 
and retention of employees by 
promoting a healthy work force 
that is engaged in the corporate 
community.
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facilities offer local employee subsidies for public 

transport, low-emitting leased cars and shuttle 

busses for factory personnel. 

Taking a unique approach to transportation, 

employees at Google’s Mountain View campus 

who either commit to taking mass transit or other 

alternate means of transportation to work have 

access to GFleet, a corporate car-sharing program 

comprised of electric vehicles and managed by 

Enterprise in the event they need to attend an 

off-site meeting or run an errand. Google is also 

making a significant investment in EV charging 

stations, with the goal of providing charging 

capabilities at five percent of the parking spaces 

at its Mountain View headquarters, as well as 

expanding EV charging capabilities to other Google 

offices. 

Another interesting program is Sprint’s “Smart 

Commute” program, where employees are 

encouraged to both log their commutes in terms 

of how they’re getting to work and capture the 

associated carbon reduction from carpooling, 

walking, biking, etc.

Meanwhile, American Airlines (AA) is doing some 

interesting things with fuel. For one, its ground-

service equipment – particularly in Dallas – is 

largely electric fleets. 

“We have partnered with several airports since 

they have to bring in the power and recharging 

stations,” explained Charlotte Teklitz, AA’s 

Managing Director, Properties, CRE. “Airports, in 

general, have been pretty good about meeting us 

halfway.”

Even more compelling is the airline’s investment in 

alternative fuel development. 

Kicking off its “ecoDemon-
strator” program, American 
Airlines (AA) is combining 
forces with Boeing to test 
out some emerging technolo-
gies with the goal of improv-
ing fuel and operational 
efficiencies and reducing 
carbon emissions.

“Boeing is using one of our new 737s, and it will become 
a test bed for some of their ideas, including new technol-
ogy to improve efficiency and reduce noise,” explained 
Jim Walsh, Managing Director Corporate Environmental 
for AA. “They will add these new technologies to the 
aircraft, test them this summer and evaluate the perfor-
mance.”

The specific technologies to be tested include:
•	 Adaptable trailing edge technology – a technology 

being developed under the FAA CLEEN Program, 
which reduces noise and emissions during all phases 
of flight, including take off, cruise and landing.

•	 Variable area fan nozzle – reduces community noise 
and enables advanced engine efficiency technologies.

•	 Flight trajectory optimization for inflight planning 
– enables airlines to determine and fly more fuel-
efficient routes and allows flight crews to reroute for 
weather and other constraints.

•	 Regenerative fuel cells for onboard power – can 
efficiently store and generate power and adapt to 
aircraft electrical systems demand, potentially reduc-
ing weight, fuel burn and CO2 emissions.

Taking a look at some of AA’s sustainability accomplish-
ments to date, the company reports:
•	 It has reduced greenhouse gas intensity ratio related 

to jet fuel by five percent from 2009 to 2010.
•	 It has recognized a savings of more than $12 million 

annually through energy saving initiatives imple-
mented by AA’s Utilities Management Council.

•	 The company received and deployed 45 new Boeing 
737 aircraft in 2010 that are 35 percent more fuel 
efficient on an available seat-mile basis.

•	 It has signed agreements in partnership with 15 
other airlines to purchase future supplies of alterna-
tive fuels in 2009. In 2010 it supported the further 
development of alternative fuels.

•	 AA celebrated the 5th anniversary of Fuel Smart, 
American’s fuel-conservation program, generating 
more than 500 million gallons in total fuel savings 
since the program’s inception.

AMERICAN AIRLINES + BOEING TEAM UP TO STUDY 
EMERGING TECHNOLOGIES

BOLD STATEMENT 2IV.
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“It’s in its infancy and costs eight to 10 times the 

cost of regular fuel, so we can’t really use that 

yet. But we have several contracts to develop and 

purchase the fuel if development works out,” added 

Jim Walsh, AA’s Managing Director for Corporate 

Environmental. “Some are algae based, some are 

natural gas to liquid, and others use renewable plant 

stock.”

Other airlines exploring alternative fuels include 

KLM, Lufthansa, United and Alaska Airlines.

Algae-based fuel is an alternative to fossil fuel 

that uses algae as its source of natural deposits. 

Harvested algae, like fossil fuel, release CO2 when 

burnt, but unlike fossil fuel, the CO2 is taken out of 

the atmosphere by the growing algae.

Future Energy Storage

Looking toward the future, sustainability 

professionals anticipate that technology will spawn 

newer forms of energy storage. And although it’s 

difficult to project exactly what the technology will 

look like, a good bet is different types of battery 

systems.

For instance, one large U.S.-based corporation is 

actually researching the application of batteries 

from electric vehicles as storage units, as opposed 

to recycling them.

“The more immediate trend is most likely to be that 

existing methods will become more efficient and 

cheaper,” predicts Andreas Schweitzer, Regional 

Head of Real Estate & Site Development, Asia 

Pacific, for BASF in Hong Kong. “Hydrogen storage 

methodologies (e.g. fuel cells and heat recovery 

from HVAC systems) may become more common 

in commercial property.”

 

 

 

BOLD STATEMENT 2IV.

The Illinois Institute 
of Technology (IIT) 
has partnered with 
the Galvin Electricity 
Initiative and the U.S. 
Department of Energy to 
develop a smart mi-
crogrid for IIT’s main 
campus. This Perfect 
Power System is based 
on the four principles of 

Galvin Electricity’s Perfect Power Institute – reliability, 
cost, efficiency and environment and consumer empow-
erment. The university is building, in collaboration with 
S&C Electric, Endurant Energy and ComEd, an electric-
ity system of interconnected smart microgrids in a loop 
configuration with a redundant electricity supply. The 
system, a five-year initiative, is designed to pay for itself 
and eliminate costly outages, minimize power distur-
bances, moderate an ever-growing demand and curb 
greenhouse gas emissions upon completion.

CHICAGO’S ILLINOIS INSTITUTE OF 
TECHNOLOGY MICROGRID
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Although some industries are more influenced 

than others, many corporations are basing real 

estate location decisions on access to potable 

water, renewable energy sources and public 

transportation.

Take BASF, for example. According to Schweitzer, 

“Sustainability criteria are already a consideration 

for projects earmarked for green-building 

certification.”

Microsoft also considers sustainability issues 

when selecting sites for new buildings, including 

availability of public transportation and renewable 

energy, impact on local watersheds and even 

considerations such as building orientation to 

maximize day lighting and minimize night pollution.

Similarly, Chris Hood, CBRE Managing Director, 

Workplace Innovation, in charge of the HP account, 

sees certain countries as having a competitive 

advantage when it comes to access to renewable 

energy. As such, he believes that these variables 

are influencing where companies choose to do 

business and cites an example that emerged from 

an industry brainstorming session he attended.

“One of the [attendees] at the session had taken a 

software company and relocated to Montana. Why? 

Because there was hardly anyone living there. The 

state has resources such as power and water in 

place, and those jobs really meant something there 

– it’s like a captive audience. The cost of getting 

the work done and the ability to attract great talent 

there was extraordinary,” he explained. 

Approaching the issue from the other side, Georgia 

Tech’s Ashuri pointed out that Atlanta is actually 

experiencing a slowdown in economic growth 

because of the city’s poor water and sewer 

infrastructure. The city’s water and sewer rates are 

the highest in the nation. Under pressure from a 

U.S. EPA lawsuit, the city is now involved in a multi-

billion-dollar Clean Water Act Compliance program 

to replace its older pipelines.

Ashuri is also aware of similar issues in California, 

but the big challenge is finding the funds to upgrade 

the infrastructure, a sizable sum. Yet he stated, 

“To attract business to an area for economic 

development, this is a must.” 

GreenBiz, in its “State of Green Business 2010” 

report, also identified global water issues as 

significantly playing into real estate strategies. 

Essentially, the report explains that issues such as 

droughts, floods, climate shifts, growing population 

and increasing consumption can adversely affect 

manufacturing, disrupt markets and displace 

customers. 

Because the risk is significant, experts recommend 

strategies like conducting a water footprint analysis 

to better understand a company’s specific water 

requirements.

Also aiming to increase water use awareness 

is a fairly new program launched by the Carbon 

Access to reliable and 
renewable energy, 
potable water and 
waste distribution 
(landfills) will influence 
real estate strategies 
across all industries. 

BOLD STATEMENT 3IV.
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Disclosure Project – CDP’s “Water Disclosure 

Global Report”, which encourages companies to 

measure and report water use, particularly in water-

intensive industries.

Another initiative, the CEO Water Mandate 

– originally launched by the United Nations 

Secretary-General – is a public-private program, 

with several dozen global companies currently on 

its membership roll, promoting the development, 

implementation and disclosure of water 

sustainability policies and practices. 

Back to the topic of real estate location strategies, 

it bears mentioning that a few market sectors don’t 

have the luxury of basing their location strategies on 

the aforementioned factors.

For instance, retail franchises must base their store 

location strategies primarily on consumer markets 

– a reality that also applies to healthcare.

Tenet Healthcare’s site-selection process is driven 

by need in the community. In many of the states 

in which the company operates, state approval for 

construction of expansion of a hospital is required, 

including findings of need for additional or expanded 

health care facilities or services in a particular 

area. This first requirement must be met before 

other considerations can be addressed, including 

environmental issues related to a specific site.

Reducing Water Consumption

In any case, even if companies are intentionally 

locating in cities with ample access to potable 

water, the issue of reducing water consumption 

remains high on the radar of most organizations.

“Water will be as big a deal, if not more, than 

energy,” confirmed Microsoft’s Carlstrom.

Whereas global flooring manufacturer Interface 

used to use 7.6 parts water per unit of product 

produced, the company has worked this all the 

way down to 1.4.

One U.S.-based, water-intensive company has 

also prioritized water by updating equipment and 

changing processes to minimize water removed 

from and maximize water returned to rivers, 

lakes and reservoirs. The company has been 

installing aerators on restroom, break room and 

lab sinks within its facilities. In the corporate 

headquarters, dual-flush toilets and waterless 

urinals were installed. In other locations where 

the employee population is more transient and 

there is less opportunity to educate individuals on 

new technology types, low-flow, automatic-flush 

fixtures are utilized.

The Durst Organization is concerned with water 

conservation at its One Bryant Park development 

in New York City. According to Solar One’s Green 

Office Tenant Studies, waterless urinals are 

provided as part of the core building washrooms 

in this building. The base building also employs 

a greywater and stormwater recycling system 

to collect rain water and sink waste, filter and 

disinfect it and reuse it to flush toilets and provide 

cooling tower makeup water. These measures 

ensure that the per capita consumption of potable 

water at One Bryant Park is greatly reduced. 

Atmos Energy is also investing in systems like 

cisterns to reclaim condensate from its HVAC 

BOLD STATEMENT 3IV.

The issue of reducing water 
consumption remains high on the 
radar of most organizations.
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systems and rainwater from the rooftops, which is 

then used for toilets, urinals and irrigation.

In addition, Infinera’s Joesten pointed out that 

even though reclaimed water is mandated in 

much of Silicon Valley, the quality of water varies 

significantly from district to district, so this issue 

– combined with a lack of cost advantage - is 

currently preventing a more widespread use of 

reclaimed water to applications such as cooling 

towers.

Wake-Up Call

Human nature is such that one doesn’t know what 

one has until it’s gone, as Benjamin Franklin so aptly 

put it, “We don’t know water’s worth until the well 

runs dry.”

According to the Worldwatch Institute, “Water 

scarcity may be the most underappreciated global 

environmental challenge of our time. In the Middle 

East, China, India and the U.S., groundwater is 

being pumped faster than it is being replenished, 

and rivers such as the Colorado and Yellow no 

longer reach the sea year round. Over the next 

quarter century, the number of people in countries 

unable to meet their domestic, industrial and 

agricultural water needs is expected to balloon 

substantially.” 

Consequently, professionals anticipate that it may 

take such dire circumstances to truly motivate major 

changes in real estate-related water consumption. 

For better or for worse, such a situation may not be 

so far into the future.

For starters, a U.S. Climate Change Science 

Program report predicted that certain regions in the 

South and Southwest will struggle with increasing 

water scarcity in the coming years, and 36 U.S. 

states have predicted significant water shortages 

between now and 2013, as reported by CoreNet 

Global’s July/August issue of THE LEADER.

According to Australia’s Department of Climate 

Change and Environmental Efficiency, if current cli-

mate trends of decreases in annual rainfall continue, 

areas in Western Australia would potentially experi-

ence 80 percent more drought months by 2070.   

The World Business Council for Sustainable 

Development reported that in 60 percent of 

European cities with more than 100,000 people, 

groundwater is being used at a faster rate than it 

can be replenished.

According to the FAO, by 2025, 800 million people 

will be living in countries or regions with absolute 

water scarcity.

At the same time, some good news is the fact 

that programs like LEED are effectively making a 

dent in water consumption with 33 billion gallons – 

the equivalent of 0.5 percent of annual U.S. non-

residential water use – saved by LEED-certified 

buildings in 2010, according to GreenBiz’s “2010 

Green Building Marketing & Impact” report.

Reducing Waste Streams

While waste-reduction strategies do not seem to 

be a driver for real estate site selection, they do 

affect operations on and off site. Most sustainably 

savvy companies are reducing their waste streams, 

with some ambitious corporations actually setting 

zero-waste goals. Even more ambitious strategies 

include using waste as a source of energy. One 

technology company in California is talking with 

the local city government to use digastric gases 

BOLD STATEMENT 3IV.
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from local sewage treatment plants as source for 

biofuels.

A good example of the necessary consideration 

for utilities - power, water and fiber optics - is 

central Oregon. Facebook located a data center in 

Prineville, Ore., and is building another one. Apple 

recently purchased 160 acres for $5.6 million with 

plans of building a small data center, and there is 

another data center in the works. Central Oregon 

will continue to be a data center hub, only if the 

power and water systems can support the growth. 

To that end, companies are beginning to investigate 

gasification and anaerobic digester waste to energy 

systems.

To date, waste to energy has proven difficult to 

scale at the corporate level, but the technology 

is influencing the availability of energy resources. 

Gasification systems, anaerobic digesters and 

biofuel are increasingly important within the realm 

of renewable energy. For example, anaerobic 

digesters in rural areas can increase the availability 

of energy, creating a more attractive business 

location. 

According to the World of Cogeneration, a recent 

agreement between GE and the Turkish energy 

company MetCap Energy Investments sets a 

new global standard for the efficient integration of 

natural gas and renewable energy. The landmark 

878-MW Dervish power-plant project will enable 

the Turkish power grid to use more wind, solar and 

natural gas, helping meet a growing demand for 

cleaner, affordable and reliable power generation.

According to the Zero Waste International Alliance, 

zero waste is defined as making all discarded 

materials produced by an organization available for 

others to use. In doing so, waste is not buried or 

burned, but conserved and recovered for reuse.

While zero waste is no small endeavor, a number 

of companies have actually hit it, including Sunny 

Delight, Caterpillar, Coca-Cola, Diageo, Disney, 

MillerCoors and the San Francisco Giants. Other 

major manufacturers – such as Xerox, Kraft, General 

Motors and P&G – are well on their way, focusing 

on one factory at a time, according to GreenBiz’s 

“State of Green Business 2010” report.

Furthermore, the alliance has attracted zero-

waste-committed cities, counties and a handful of 

companies to join its ranks.

As for companies participating in CoreNet Global’s 

2020 research, Siemens Building Technologies 

has a zero landfill initiative in its factories and is 

currently looking at reducing package waste and 

auditing the company’s waste streams.

As opposed to zero waste, zero landfill is defined 

as recycling, treating or selling industrial waste and 

avoiding sending any waste to disposal or to the landfill.

Attacking waste even more aggressively is Sybase 

with a corporate recycling program in place, which 

is a global policy of working with environmentally 

friendly suppliers with certified disposal programs, 

encouraging customers to acquire and access soft-

ware purchases via online downloads and making 

all its software documentation and product literature 

available online for licensed customers. Sybase also fol-

lows all EPA universal regulations to prevent improper 

disposal of hazardous waste items.

BOLD STATEMENT 3IV.

While zero waste is no small 
endeavor, a number of companies 
have actually hit it.
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Sprint has also set ambitious waste-related goals for 

2017, including:

•	 Reducing operational waste to landfill by 30 percent

•	 Reducing paper use by 40 percent

•	 Sending 100 percent of all network and IT eWaste 

for reuse or recycle

•	 Ensuring that 90 percent of Sprint’s suppliers meet 

social and environmental criteria

•	 Achieving a 90 percent device collection rate.

In addition, Sprint is negotiating national contracts with 

waste hauling/recycling service providers to consolidate 

services, minimize costs, increase recycling and collect 

accurate reporting throughout all asset classes in the 

portfolio. 

“We also redesigned a prototype break room that incor-

porates composting, as well as a signage program that 

will be deployed nationally. We are also making plans 

to pilot a program where we take trash cans away from 

personal cube areas,” reported CBRE’s Chidsey.

Atmos Energy is another pro-active company with a 

waste stream management plan – where environmen-

tal waste is being diverted as much as possible from 

the landfill to recycling centers. So far, the plan has 

been implemented at half of the utility’s locations, with 

plans to expand to all sites within the next two years.

After setting up a four-year sustainability plan in 

2008, Westpac is very close to achieving its goals. 

As of October 2011, the company:

•	 Reduced its waste to landfill significantly

•	 Reduced carbon emissions by 24 percent

•	 Created a more sustainable supply chain

•	 Is using 100-percent recycled plastic in its debit cards.

As reported in the SolarOne Green Office Tenant Case 

Studies, AECOM and Buro Happold New York offices 

have taken unique approaches to waste reduction. 

AECOM instituted a composting program in the office 

with two options available. The first method consists of 

a compost bin that has been placed in the kitchen in a 

separate area from other trash bins. The waste man-

agement company collects the organic waste and com-

posts it off site. The second, more hands-on meth-

od is worm composting in the office; eight hundred 

red worms now dwell at AECOM. By reducing the 

office’s organic waste and producing compost for 

employees’ home gardens and for the future green 

roof, the worms have contributed one credit to-

ward the office’s LEED-CI 2.0 Gold certification and 

BOLD STATEMENT 3IV.

Although Sprint Nextel may be starting small with a 
prototype waste-reduction program for an employee 
break room at its headquarters campus in Overland Park, 
Kansas, its ambitions are high with an ultimate goal of 
reaching zero waste to the landfill by 2017.

By providing an extensive selection of recycling options, 
along with composting, the program has thus far diverted 
close to 70 percent of the break-room “garbage” from 
the landfill.

Whereas previously, the break room provided reposito-
ries for recycling aluminum and plastic bottles, the rede-
sign added cardboard, tin, mixed paper, steel, plastic and 
compostable items such as food waste, coffee grounds 
and paper towels.

The company is now reviewing the business case to 
expand the program to six to eight other locations.

SPRINT: A LESSON IN WASTE REDUCTION
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continue to be a part of a productive, multi-functional 

interior landscape.

Naturally, an on-site composting program requires 

careful maintenance to keep the worms well fed 

and keep the bin free of pests. Buro Happold 

actually conducts an annual waste survey to track 

the amount of waste produced per employee with 

the goal of keeping these levels below 280 pounds/

person/year. 

AECOM’s “Great Paper Chase” paper awareness 

and tracking campaign has saved AECOM $10,000 

in printing costs per month, even though they have 

switched to more expensive recycled paper.

Sustainable Building and Real Estate 
Location

Another interesting question, to which a number 

of studies have tried to seek out the answer, is 

whether companies are willing to pay a premium to 

locate their offices in LEED-certified or sustainable 

buildings.

If the results of a recent CoreNet Global/Jones Lang 

LaSalle survey are any indication, the answer seems 

to be a resounding yes, with 92 percent of location 

decisions found to involve sustainability factors.

Some key highlights of the CoreNet and Jones Lang 

LaSalle’s fourth-annual survey include:

•	 88 percent of respondents consider green 

building certification when making real estate 

decisions.

•	 87 percent look at energy labels when 

administering their portfolios.

•	 48 percent are willing to pay a premium of up to 

10 percent for sustainable space.

Another noteworthy 2010 study, conducted 

by Eichholtz, Kok and Quigley – economics 

professors from Maastricht University, Netherlands, 

and the third from the University of California 

Berkeley – took data from the commercial real 

estate information company, the Costar Group, and 

compared ENERGY STAR and LEED-rated buildings 

with others in the immediate neighborhood. The 

researchers found that the “green-rated” buildings 

were earning between four and five percent more 

in rental premiums than the others, while the sales 

premium was as high as 16 percent more.

The threesome conducted another study in 2009, 

which identified financial services, non-profit 

organizations, law firms and government agencies as 

the dominant tenants in these green buildings.

Yet another report penned by the group in 2011, 

“The Economics of Green Building,” stated that 

despite the increase in supply of green buildings, 

coupled with the economic downturn, this has not 

significantly affected the rental rates that green 

buildings are still commanding, as compared to non-

certified office buildings.

Explaining the significance of this, Eichholtz, Kok and 

Quigley stated, “The findings already suggest that 

property investors attribute a lower-risk premium for 

more energy-efficient and sustainable commercial 

space. Rated buildings may provide a hedge against 

higher energy prices but also against the shifting 

preferences of both tenants and investors with 

respect to environmental issues. Increasing market 

awareness of climate change and rising energy costs 

can only increase the salience of this issue for the 

private profitability of investment in real capital.”

BOLD STATEMENT 3IV.

http://www.maastrichtuniversity.nl/
http://www.costar.com/
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Another key finding of CoreNet Global’s 2020 re-

search is the projection that technology advances, 

coupled with the increasing prevalence of sustain-

ability, will significantly influence real estate portfo-

lios.

This is predicted to occur through a number of 

avenues, including a growing mobile work force (i.e. 

flexible workers), better building design processes 

that incorporate high-tech tools, more intelligent 

building data and controls and the integration of 

green tech into buildings.

Mobile Work

The Gartner Group estimates there are more than 

137 million global employees working at home or an-

other location away from the office. Several studies 

show that these numbers are increasing – particu-

larly for part-time telework – driven by a number of 

variables including better mobile technology, global 

teams and more management support. Though this 

increase in flexible working is driven by business 

need or the desire to reduce costs, the fact that 

these strategies reduce commuting and allow orga-

nizations to reduce their real estate portfolio helps 

companies achieve sustainable goals on paper.

It is important to note that reduction of carbon 

footprint and energy consumption may be mislead-

ing if employees do not use flexible working in a 

sustainable manner. Employees who use flexible 

working are more likely to use their cars for multiple 

short trips during the day. In addition, energy con-

sumption can increase if home heating and cool-

ing systems are used on higher daytime settings. 

Consequently, it is important to educate employees 

working at home to truly maximize the sustainable 

value of flexible working. 

Whether it’s simply logging into the company’s IT 

network to access e-mail, documents and pro-

grams or something more advanced like video 

conferencing, technology is enabling employees to 

be productive from home or on the road.

Predicting what the future may hold for BASF, Sch-

weitzer stated, “We may see an increase in mobile 

styles of working, including VOIP and hot-desking 

but also less corporate travel, with more video 

conference and remote collaboration in virtual 

teams being the norm.”

For example, BASF is currently pursuing methods 

to increase employees’ flexibility in using office 

resources (computers, phones and printers) to ac-

commodate diverse working styles and minimize 

e-waste.

Similarly, American Express has outfitted 29 

of its facilities in 15 different countries with its 

“TelePresence Solutions” to enable business 

collaboration across time zones and reduce the 

need for travel.

In addition to IT investments, workplace configura-

tions and space allocation have begun changing to 

adjust to evolving employee work patterns.

Technology advances 
and understanding 
of sustainability will 
result in dramatic 
restructuring of real 
estate portfolios. 

BOLD STATEMENT 4IV.

http://www.gartner.com/
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In the case of a large, U.S.-based corporation with 

many operation centers where workers are coming 

in and out throughout the day, its dedicated work 

spaces remain unoccupied for the majority of the 

work day. Therefore, the company is trying to figure 

out how to take all the spaces that are unused 

at certain periods of time and make them more 

flexible to increase utilization and reduce real estate 

required over time.

Reducing the size of the workplace reduces the 

amount of space that needs to be heated and 

cooled, which reduces the carbon dioxide emitted 

and energy required.

And as space is used in a more “dynamic way” 

– flexible workers using space as they need it 

– further energy reduction can be achieved by 

occupancy sensors that turn off lights, HVAC units 

and equipment when they are not in use.

CoreNet Global’s 2020 survey concurs with such 

projections as well with 40 percent agreeing and 

16 percent strongly agreeing that 50 percent of 

workers in developed economies will be using 

flexible working strategies by 2020.

Travel Reduction

Flexible working strategies are often complemented 

by travel reduction programs to reduce costs and 

carbon footprints. This is enabled by advanced 

video and web conferencing, as well as by cultural 

changes in organizations that make working virtually 

more acceptable. 

Travel reductions have created a drop in travel 

demand, which has, in turn, driven up the cost of 

travel in many regions – making it even more cost 

prohibitive. 

BOLD STATEMENT 4IV.

Setting up its 118-building 
corporate headquarters 
campus in Redmond, 
Wash., as a true “living lab,” 
Microsoft is actively testing 
different smart-building 
solutions and saving bundles 
of energy and money in the 
process.

By collecting and analyzing millions of data points on a 
daily basis, the company has been able to implement 
some significant facility management changes. As a 
result, Microsoft projects that several million dollars can 
be saved by optimizing the campus’ building system 
base load and plug load, which is the energy consumed 
by devices used by occupants. 

“We’re using industry leading analytics to greatly 
improve not only energy efficiency, but to allow 
for a data-driven approach to trouble shooting, 
maintenance and predicting service and performance 
of building systems,” related Trina Carlstrom, Global 
Environmental Sustainability Manager of Microsoft’s Real 
Estate & Facilities Group.

The initial phases of Microsoft’s building analytics 
program have focused on fault detection and diagnosis, 
alarm management and energy management.

Regarding the former, the corporation had previously 
been relying on retro-commissioning, where the campus’ 
some 30,000 pieces of equipment were periodically spot 
checked to identify faults. However, this method was far 
from fool-proof. But now, with sophisticated analytics 
software identifying every equipment fault in terms of 
dollars lost per year, engineers are much better informed 
to decide which faults to address and in what order.

According to an article on Microsoft’s smart-building 
pilot program in the January/February 2012 issue of THE 
LEADER, the annual potential cost savings from just 
automated fault detection could easily exceed one million 
dollars.

As for energy management, real-time energy-use 
information is helping engineers fine tune set points and 
schedules and isolate wasteful equipment. Also in the 
works is a program to create an internal energy dashboard 
to motivate employees to reduce their plug load.

So far, Microsoft has discovered that by investing less 
than 10 percent of its annual energy expenditure into 
such smart-building solutions, this should pay for itself 
within less than two years.

MICROSOFT’S SMART BUILDING PROGRAM

http://www.microsoft.com/
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=13184&navItemNumber=15672
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=13184&navItemNumber=15672
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In some jurisdictions, environmental regulations 

make travel even more difficult to justify. For 

example, the carbon tax on flights in Europe can 

make up to 40 to 50 percent of the ticket cost. 

Embracing Building Intelligence

Building monitoring and controls technology has 

advanced to the point where real-time energy 

data from building to individual work areas can be 

provided. There are systems that can automatically 

turn on or shut off HVAC units and lights to individual 

areas when software and building systems are 

compatible. New dashboards allow facility managers, 

building owners and individuals to see energy use. 

Theoretically, facility managers can be highly informed 

regarding energy-use profiles, operational patterns 

and more, but the reality is that most companies are 

not applying the technology to its fullest potential.

As stated in a recent white paper, “Energy-Smart 

Buildings,” authored by consulting and technology 

firm Accenture, along with Lawrence Berkeley 

National Laboratory and Microsoft, “Buildings may 

be equipped with hundreds of sensors and controls, 

but companies are leaving money on the table if they 

do not use this data more holistically to optimize their 

infrastructure.”

How much money? The white paper suggests 

that smarter buildings could potentially save the 

commercial building market $20 billion to $25 billion in 

annual energy costs. 

Some technologically progressive companies are 

stepping up to the plate such as Air New Zealand, 

with a recent rollout of data meters across its New 

Zealand business units, and Microsoft is currently 

amidst an extensive smart building pilot program at its 

Redmond, Washington, headquarters.

BOLD STATEMENT 4IV.

As one of the largest green commercial office 
buildings in Australia, ANZ Bank’s global headquarters 
in Melbourne’s Docklands is projected to produce 
60 percent less greenhouse gases each year, use 70 
percent less fossil fuel-generated energy and consume 
60 percent less water.

To enable this impressive feat, the ANZ Centre has 
incorporated a number of innovative sustainable 
strategies. For instance, the campus is utilizing cool 
water from the Yarra River to help release excess heat 
from the air conditioning system. Also, an under-floor AC 
system draws 100 percent outdoor air, supplied through 
a raised floor and extracted through the roof.

In addition, the campus is incorporating several low-
emission energy technologies including solar cells, 
which will generate 170,000 kW hours per year, six wind 
turbines generating 10,000 kW hours of annual electricity 
and a tri-generation plant where natural gas is used to 
generate electricity, heat and cooling, simultaneously.

The ANZ Centre’s water-reduction design features 
include a green rooftop garden, stormwater reuse and 
grey and black water recycling.

To support healthy workplace goals, the building also 
includes more than 270 bicycle spaces, more than 100 
motorbike/scooter spaces, a fully equipped gym, public 
transport access, open stairs and shared spaces with 
fresh air and natural light.

ANZ is applying the lessons from developing the ANZ 
Centre to its properties globally. In particular, ANZ has 
adopted minimum sustainability standards for workplace 
fit-outs. These include a maximum lighting power density 
and low volatile organic compound (voc) requirements 
for paints and materials. As ANZ expands its business 
through Asia and the Pacific, these standards will 
become increasingly important and will be supported 
by the adoption of local Environmental Management 
Systems.

ANZ BANK: A MODEL OF AUSTRALIAN 
SUSTAINABILITY

http://www.accenture.com/
http://www.lbl.gov/
http://www.lbl.gov/
http://www.anz.com/
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“The data loggers are accurately measuring 

electricity consumption and can drill down to 

individual machines, equipment or zones in a 

building, affording managers the opportunity to 

change work practices and become more energy 

efficient,” said Air New Zealand’s Bob Bull.

In a Realcomm webinar, “Information Technology’s 

Role in a Real Estate Firm’s Sustainability Strategy,” 

an LED lighting system demonstrated a reduction 

from 275 kWh with controlled fluorescent to 122 

kWh with LED and a projection of 69 kWh when 

HVAC savings are included. Another company 

showed the evolution of building systems. 

Today, the majority of buildings still use building 

automation systems where semi-automated 

systems deliver comfort, while industry leaders use 

building analytics, which identify issues for outliers 

and others to fix. The presentation demonstrated 

how the next generation of building systems 

- smart buildings - drives savings and energy 

performance without compromising comfort. 

These new systems are software based, have 

automated controls and are proactive, self-learning 

and adaptive. The ROIs on these new systems are 

dependent on energy savings.

Other companies, including General Motors 

and P&G, are taking advantage of hi-tech office 

scheduling software, which both allocates 

“hoteling” or “hot-desk” space for mobile workers, 

as well as conference rooms, and is tied into the 

buildings’ environmental management systems. 

This way the lighting and HVAC systems only need 

to be fully activated based on a room or floor’s 

current occupancy. 

Another good example of a corporation buckling 

down on its energy consumption through the use 

of sophisticated building analytics software is 

Sysco. As featured in a Lawrence Berkeley National 

Laboratory study, the food services company 

managed to slash its energy use by 28 percent 

through a three-year energy-efficiency program. Of 

particular note is the fact that the first 18 percent of 

savings came from low- or no-cost fixes, with the 

latter 10 percent requiring capital investment and 

upgrades.

Offering some concrete examples of things 

analytics software can track and detect, the 

Accenture paper delineates the following:

•	 Identifying HVAC equipment that is 

simultaneously heating and cooling a given 

space because of a failed sensor or other fault

•	 Helping technicians avoid dealing with low-

priority or false alerts about building anomalies, 

while the notification system fails to highlight 

more impactful issues

•	 Adjusting default configurations for all systems 

and pieces of equipment to ensure that the 

set points are still optimized after some time 

following initial configuration

•	 Identifying where energy might be wasted on 

the part of occupants and building engineers

BOLD STATEMENT 4IV.

Companies are taking advantage 
of hi-tech office scheduling 
software, which both allocates 
“hoteling” or “hot-desk” space 
for mobile workers, as well as 
conference rooms, and is tied 
into the buildings’ environmental 
management systems.

http://www.realcomm.com/
http://www.sysco.com/
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•	 Preventing HVAC and lighting systems running 

at full capacity during periods when buildings 

are largely unoccupied.

The paper also offers some helpful guidelines 

for setting up and running an effective energy-

efficient, building analytics program.

1. Identify, collect and aggregate relevant 

data, including building, weather, utility and 

organizational information from building 

systems and other sources to feed into the 

smart building solution.

2. Employ high-quality analytics software to 

identify savings.

3. Present results in a consumable and actionable 

form.

4. Centralize the monitoring operation.

5. Engage the organization by promoting greater 

awareness of energy use and benchmarks, 

displayed via dashboards.

6. Avoid disruptive change.

Sharing some projections regarding potential 

capabilities leveraged by future building 

technology, the white paper identifies real-time 

data as the key to applications such as tying 

access control to the HVAC systems, or even 

location data gleaned from laptops or mobile 

phones, to inform the building systems how many 

people are currently occupying the building and 

which zones require lighting, heating or cooling.  

Furthermore, by upgrading electricity grids with 

intelligent controls and two-way communication, 

buildings can then play a more prominent role 

in managing energy supply and demand. For 

instance, if a company had a fleet of electric 

cars plugged in during the day, then that battery 

capacity would be used to lower peak demand 

drawn from the utility.

Delivering Smarter Buildings

Another technology tool taking the building 

and construction industry by storm is three-

dimensional building information modeling (BIM), 

creating much more visual, data-rich building 

design models and enabling a much higher level of 

collaboration among building team members.

Identifying BIM’s principal benefits, Carl 

Galioto, FAIA, Senior Principal at HOK and 

buildingSMART alliance Board Member, listed 

BOLD STATEMENT 4IV.

While IT suppliers and vendors 
are offering more energy-
efficient computer hardware, 
cloud computing services and 
software to optimize IT energy 
efficiency, the fact is that many 
IT departments are limited in 
their ability to capitalize on 
these technological advances.

“Lacking the necessary incentives or capabilities to 
improve IT energy efficiency, many companies are 
continuing the decades-old practice of overbuilding 
computer systems and thereby missing the opportunity 
to make their IT operations more sustainable and more 
responsive to organizational needs,” explained Microsoft 
Global Environmental Sustainability Manager for the Real 
Estate & Facilities Group Trina Carlstrom.

With tight budgets, rising energy costs and power 
availability limitations, IT departments are being 
challenged more than ever to support the growing need 
for IT services in their organization, so employing energy-
efficient IT practices is of the utmost importance.

“By embracing energy efficiency in areas such as system 
architecture, hardware provisioning, software design and 
operations, organizations can reduce their IT budgets 
and respond more rapidly to demands for additional 
service, thereby improving their overall productivity and 
competitiveness,” stated Carlstrom.

IT AND ENERGY EFFICIENCY

http://www.buildingsmartalliance.org/
http://www.microsoft.com/
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improved building performance, more efficient 

material use, streamlined fabrication processes 

and better-coordinated construction operations. 

Incidentally, the buildingSMART alliance is helping 

to spearhead the creation of tools and standards to 

maximize BIM’s effectiveness as a virtual building 

strategy. 

By integrating design analysis tools into the virtual 

design and construction process, variables like 

building orientation, day lighting and building enve-

lope performance can be determined with greater 

ease and accuracy. As for fabrication, exact quan-

tity take-offs and measurements can be extracted 

from the BIM model straight to the fabrication 

equipment, thereby reducing material waste and 

simplifying the process.

But the benefits don’t stop at design and construc-

tion, they continue through to building operations 

and facility management. With easy reference to 

the building’s blueprints, in 3D, the models can 

assist building owners with space planning, main-

tenance scheduling, renovations and long-term 

energy performance.

Green Tech Integration

In addition to Google’s 1.6-MW solar array, they 

have incorporated other forms of renewable ener-

gy into their corporate campuses including running 

a 970-kW cogeneration unit off local landfill gas, 

which not only removes the methane, a particularly 

potent greenhouse gas, but converts it into elec-

tricity and heat used on campus. They have also 

installed an efficient ground source heat pump and 

deployed solar water heating on office buildings in 

Mountain View, California, Hyderabad, India and 

Tel Aviv, Israel.

BOLD STATEMENT 4IV.

Photovoltaic solar 
panels, solar hot 
water collectors, 
water reclamation 
and a green roof 
garden are just 
a few of the 
sustainability 
features of the new 
Clough Commons 
facility at the 
Georgia Institute of 
Technology.

Tracking LEED 
Platinum, the 
building will feature 
a 1.4-million-gallon 
underground cistern 
– one of the largest 

in the U.S. – to capture and re-use rainwater for 
toilet flushing and landscaping, which is of particular 
significance in Atlanta where the city’s dated water 
infrastructure system is struggling to keep up with 
demands.

Up on the roof, approximately 360 PV panels and 
30 solar hot water collectors will help trim the 
building’s energy-use profile, and a green roof garden 
– featuring native plants covering half of the roof 
surface – will help maximize cooling efficiencies and 
minimize the heat island effect.

Described as addressing every element of the 
“triple bottom line” – economic prosperity, social 
responsibility and environmental stewardship – the 
building has been designed to do no farther harm to 
the environment through its construction.

Additional sustainable highlights include:
•	 Daylight harvesting and monitors
•	 Passive solar shading
•	 Restroom counters made from recycled glass
•	 Cutoff light fixtures to reduce light pollution
•	 Carbon monoxide monitoring and a continuous 

outdoor air circulation monitoring system
•	 Low-emitting building materials
•	 As much as 75 percent of the building materials 

diverted from landfills through on-site recycling 
during construction

•	 Many material resources and products extracted 
and manufactured within a radius of 500 miles of 
the project site.

GEORGIA TECH’S NEWEST SUSTAINABLE ADDITION

http://clough.gatech.edu/
http://www.gatech.edu/
http://www.gatech.edu/
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Technology and Sustainability

“I think technology will have a huge impact and will 

be pivotal in determining how much space there 

is, as well as managing it and maximizing its use,” 

stated CBRE’s Hood.

Overall, real estate professionals view technology 

and sustainability as intimately linked with 52 

percent agreeing and 23 percent strongly agreeing 

that as technology advances and sustainability 

becomes more important, they will have major 

influences on each other, according to CoreNet 

Global’s research.

BOLD STATEMENT 4IV.

Overall, real estate professionals 
view technology and sustainability 
as intimately linked.
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While high-visibility endeavors such as enterprise-

wide sustainability goals and corporate reporting 

are essential components of any company’s 

sustainability program, employee behavior has 

impact on sustainability efforts. From companywide 

policies to grass-roots efforts, real estate has an 

opportunity to shape the success of sustainability 

initiatives. While it’s important not to underestimate 

the potential of more localized programs, it is also 

important to reach out to disengaged employees 

who are not concerned with sustainability issues.

Green Strategies that Engage 
Occupants

The following strategies require that occupants 

engage and participate to meet desired green 

metrics. Some require special equipment and 

technology, some require policy changes, and some 

simply entail sending the right message at the right 

time for the right action to be taken.

Energy and water-reduction strategies that may 

influence human behavior when integrated into 

the building include plug loads and occupancy 

sensors, energy-use dashboards, dual-flush toilets 

and high-speed hand dryers. Green protocols or 

policies can also be impactful to green campaigns. 

Examples include limiting building hours, issuing 

travel restrictions and setting printer defaults to 

print double sided.  

Office design can impact employee behavior 

without a campaign. Day lighting, allowing the 

maximum amount of natural light to penetrate 

the office through windows or skylights, reduces 

the use of electric lights. Reducing the number 

of printers prompts employees to print only when 

necessary. Considering that plug loads account for 

up to nine percent of a typical commercial building’s 

total energy consumption, the simple act of turning 

off computers when not in use can have a profound 

impact. Using power strips controlled by occupancy 

sensors to manage plug loads can also help reduce 

energy use. 

A number of organizations have integrated 

green engagement strategies into their wellness 

programs. Going green in a healthy way may mean 

walking and biking to work, eating locally grown 

food and using the stairs instead of the elevator. 

These actions have had the added benefit of 

reducing health care costs.

CoreNet Global’s 2020 research endorses strategies 

like these with 58 percent agreeing and 16 percent 

strongly agreeing that CRE will take on initiatives to 

positively change personal behavior and standards 

regarding sustainability.

Green Teams

Known as “green teams,” many organizations 

have internal, often voluntary-based committees 

responsible for education and advocacy, planning 

and hosting events, reporting and serving as a 

resource. Although the structure and scope of 

BOLD STATEMENT 5IV.

Corporate real estate 
will take on initiatives 
to positively change 
occupant behavior and 
standards surrounding 
sustainability.  
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activities varies among companies, these grass-

roots green teams are sometimes supported by 

salaried employees. 

Already moving in this direction, a number of com-

panies participating in CoreNet Global’s survey are 

establishing environmental committees and peer-

based programs.

One U.S.-based corporation utilizes a program 

called the “Sustainability Core.” It’s a grass-roots 

effort in which employees are engaged to make 

changes within their division to make it operate 

more sustainably. The strategy is to get baseline 

employees – people at the bottom of the chain of 

command – to come up with ideas and projects 

that, with supervisory approval, make a change 

within the department, which can then make bigger 

changes across the department.

American Airlines is also kicking off its first Em-

ployee Resource Group in Chicago with the goal of 

producing and supporting grass-roots ideas. Simi-

larly, Air New Zealand recently launched an internal 

website with a sustainable portal where employees 

can offer green program ideas and suggestions.

In terms of actual programs, Google has created an 

internal program known as “Sustainable Pursuit” to 

measure and improve how they operate their build-

ings. Facilities teams at Google offices around the 

world earn points based on six different categories 

related to a building’s green performance – from 

strategies to reduce waste, save energy and water 

and improve indoor environmental quality. The pro-

gram’s goals meet or exceed the U.S. Green Build-

ing Council’s LEED standards. 

Taking advantage of submetering and its own prop-

erty software, Siemens Building Technologies is 

putting touchscreens in the lobbies of its 30 larg-

est buildings to display local energy consumption in 

addition to sustainability efforts driving employee 

engagement.

While Kobb of Siemens sees behavioral-based pro-

grams as an important part of a company’s overall 

strategy, he believes that one cannot rely on behav-

ioral change alone. Rather, sustainability efforts must 

be accompanied by appropriate investments in build-

ing infrastructure as well.

A couple of other examples of community-based pro-

grams discovered through CoreNet Global’s research 

include an American Airlines wellness program – 

BOLD STATEMENT 5IV.

Serving as an example to 
healthcare facilities and other 
market sectors, a Leadership 
and Sustainability Work Group 
at Hahnemann University 
Hospital (owned and operated 
by Tenet Healthcare) in 
Philadelphia is successfully 
directing green initiatives 

and behavioral changes within its facility. Focusing 
on the following areas – waste and materials, utilities 
consumption, workplace environmental management, 
staff education and awareness and food and nutrition – 
the group has a number of achievements to its credit.

For example, in 2010 the hospital diverted more than 
590 tons of paper, cardboard, plastic, metals and other 
waste from municipal landfills with an overriding goal of 
recycling or diverting at least 25 percent of the hospital’s 
waste.

Some other noteworthy initiatives include:
•	 Transitioning to electronic medical records and 

paperless meetings, resulting in a 25 percent paper 
usage reduction

•	 Retrofitting water fountains to more easily 
allow reusable water jugs to be filled, reducing 
consumption of disposable water bottles on campus

•	 Installing compact fluorescents and light-emitting 
diodes for significant energy savings

•	 Upgrading chillers, lighting controls and other 
building fixtures to capture additional energy savings.

SUSTAINABILITY WORK GROUP DRIVES CHANGE
AT PHILADELPHIA HOSPITAL

http://www.hahnemannhospital.com/
http://www.hahnemannhospital.com/
http://www.tenethealth.com/
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with lots of giveaways on Earth Day such as energy-

efficient light bulbs and free bicycle tune ups – and 

Sprint/CBRE’s e-waste collection bi-annual events 

– where employees are encouraged to bring in waste 

items both from home and work.

Quite active in the community realm, Westpac runs 

a program called “Our Tomorrow Project,” where 

almost 900 employees are engaged in volunteer 

efforts, competitions and education. The company 

also encourages employees to volunteer in their local 

communities and even offers one paid day per year 

for such pursuits.

Key Engagement Strategies

A recent benchmarking study conducted by HOK 

and commissioned by a confidential client relays 

the following best practices for establishing an 

in-house sustainability committee: Get executive 

buy-in and support, provide oversight by salaried 

individuals, create a formal reporting structure, 

dedicate an engagement position within the 

corporate sustainability group, and ensure the group 

has representation from all business functions and 

geographical locations.

As delineated in HOK’s benchmarking study – which 

analyzed green teams, green events, green initiatives 

and campaigns, green education events and pro-

grams, green volunteerism and unique green-related 

programs – across 11 different corporations, some key 

insights into occupant engagement best practices are 

provided, as well as helpful guidance and innovative 

examples of effective eco-friendly programs. 

For example, the report recommends that companies 

coordinate with other departments to avoid schedul-

ing conflicts, gather employee feedback on existing 

initiatives and areas of interest, communicate activi-

ties and progress on a regular basis, seek early buy-in 

from all levels of leadership and repeatedly recognize 

and celebrate success.

Sharing some creative and successful programs cur-

rently going on in corporate America, one financial ser-

vices company surveyed by the study recently opened 

up a “Green Business Incubator” with donated office 

space for up to 20 start-ups pursuing sustainable busi-

ness ideas. Another company is funding environmen-

tal educational programs as well as greening play-

grounds in two local schools each year. Yet another 

program promotes sustainable leadership through a 

green team leadership conference enabling profes-

Not only is an innovative 
commuting program affecting 
the way Sprint employees 
choose to travel to work, but 
it is significantly reducing 
transportation-related 
emissions within the company.

With the aid of a web-based 
software program, employees 

can choose to report and track their daily mode of 
transportation – i.e., walking, biking, carpooling, driving 
or riding the bus. The data is then collated and used to 
calculate values like carbon emission reductions, and fuel 
and monetary savings.

According to data collated from calendar year 2011, 
the following company-wide commuting savings have 
already been achieved:
•	 Reduced CO2 emissions by 396,666 pounds
•	 Saved 421,370 miles in driving
•	 Saved $88,488 in driving-related expenses
•	 Burned 1,631,921 calories by choosing more active 

forms of commuting such as biking or walking.

As an added benefit, Sprint’s 2,000+ registered users can 
use the program (www.sprint.greenride.com) to connect 
with fellow local employees on similar schedules to 
organize carpools with those who live nearby.

The Smart Commute program also supports other 
Sprint initiatives such as preferred green parking, a bike 
commuter program and an annual transportation fair.

SPRINT: SMART COMMUTE

BOLD STATEMENT 5IV.

http://www.sprint.com/
http://www.sprint.greenride.com/
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sionals to come together to exchange best practices 

and ideas.

Some additional initiatives include:

•	 Credit card points that can be redeemed to help 

build community-based renewable energy

•	 Cardholder reward programs where rewards can be 

donated to organizations investing in greenhouse 

gas reductions or for redeeming for environmentally 

friendly merchandise

•	 A mortgage program where employee homebuy-

ers receive cash back when they use a mortgage 

to purchase a home that meets ENERGY STAR 

specifications.

Changing Behavior

There have been many studies on changing behavior 

in the workplace. Behavioral psychologists and 

community-based social marketing experts have 

revealed the extent to which social influence, real-

time feedback and incentives can modify employee 

behavior, and it is quite significant. The following chart 

outlines several strategies that motivate change. 

To maximize success when introducing a sustainable 

employee program, consider corporate culture and 

previous change initiatives when selecting tools from 

the Figure E.1. When rolling out a global program, 

corporate and national culture will play a major role in 

BOLD STATEMENT 5IV.

Toronto Dominion Center (TDC) is a 
commercial office complex in downtown 
Toronto, with 4.5 million square feet 
(418,063 square meters) spread out over 
six towers. There are 90 tenant compa-
nies, including a range of financial, invest-
ment and law firms, as well as roughly 
21,000 building occupants.

HOK worked with the TDC on a 10-month 
energy-engagement campaign (December 
2010 - June 2011), working with the 
landlord, tenants and building occupants. 
The focus of the campaign was to 
collectively reduce energy consumption 
through a variety of strategies.

As a vehicle for the occupant engage-
ment, the TDC set up a Green Council 
made up of tenant representatives 
appointed by their organization’s ex-
ecutive leadership. This made up the 
key steering committee for rolling out 
HOK’s Occupant Engagement Pro-
gram™. 

The following initiatives, measure-
ments and outcomes show how the 
TDC’s tenant companies participated 
in the energy campaign and how the 
landlord, in collaboration with tenants, 
supported energy reductions.

Several strategies were used in 
the campaign, but two in particular 
achieved significant energy-reduction 
savings.

•	 Relamping. The TDC reduced 
lighting energy consumption by 
sourcing high-efficiency equipment 
and replacing 32-watt fixtures with 
28-watt fixtures. This has resulted 
in a savings of at least 11 watts per 
fixture; a small savings that adds 
up when you consider there are 
more than 60,000 fixtures at the 
TDC. The re-lamping of all six tow-
ers to higher-efficiency lamps and 

ballasts will see an annual savings 
of more than 2,200,000 kWh once 
all six towers are completed at the 
end of 2011. The associated carbon 
emissions are equivalent to that 
which would be sequestered by 360 
football fields of pine forests.

•	 Plug load reduction campaign. To 
measure the overall energy reduc-
tions in tenant spaces only, the 
energy used during the 10-month 
Energy Campaign (Sept. 2010 
- June 2011) was compared to 
the energy used during the same 
10-month period of the previous 
year (Sept. 2009 - June 2010). 
This ensured seasonal changes 
and month-to-month patterns in 
business were addressed. Dur-
ing the Energy Campaign, tenants 
collectively reduced their plug load 
energy by a total of 2,400,000 kWh 
when compared to the same time 
period the previous year. These sav-
ings are attributed to tenant actions 
alone. The campaign focused on 
three actions: turning off comput-
ers and monitors, using the call-in 
system to turn lights off and turning 
lights off when rooms not in use.

CADILLAC FAIRVIEW, TORONTO DOMINION CENTRE: BUILDINGS DON’T USE ENERGY…PEOPLE DO

http://www.tdcentre.com/
http://www.hok.com/
http://www.bc3sfbay.org/uploads/5/3/3/9/5339154/hok_occupant_engagement_program.pdf
http://www.bc3sfbay.org/uploads/5/3/3/9/5339154/hok_occupant_engagement_program.pdf
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its ultimate success. That said, it is important to re-

member that behavioral change programs designed 

in conjunction with work process and building sys-

tem changes often achieve the best results.

To illustrate, social influence or peer pressure – a 

topic studied in depth by Dr. Robert Cialdini – is 

a particularly powerful tool and can be used to 

encourage groups to change behavior. If a criti-

cal mass of people throw their recyclable waste in 

the recycle bin or turn off lights when they leave a 

room, this becomes the new social norm. Others 

in the organization will follow suit because it’s “just 

the way things are done.”  

Similarly, prompts (studied by Doug McKenzie-

Mohr and others) might include everything from 

signs asking employees to unplug equipment when 

not in use to more elaborate energy dashboards dis-

playing the office’s real-time energy consumption.  

A relatively easy incentive (or disincentive) a real 

estate or facilities group can initiate is developing 

green standards with procurement. The purchase of 

paper, electronics, leases and contracts will influ-

ence the organization, vendors and other stakehold-

ers quickly and in an impactful way. 

Using a combination of strategies like these is often 

the most effective strategy for behavior change, as 

together they provide constant reminders to em-

ployees of the impact of their individual actions.

BOLD STATEMENT 5IV.

BEHAVIOR BASED 
STRATEGY

DESCRIPTION

Social Influence

When people are unable to determine 
the appropriate mode of behavior 
(which occurs often when it comes to 
making the environmentally friendly 
choice), they assume that those sur-
rounding them possess more knowl-
edge about the situation, so they follow 
suit. In addition, people are highly 
influenced by those who are in a similar 
demographic to themselves.

Prompts

Prompts or real-time-feedback tactics 
serve as constant reminders to do 
something, like turning off lights or 
unplugging equipment to save energy.

Commitment & 

Consistency

Behavioral science shows us that 
people like to be considered consis-
tent, particularly when it comes to their 
moral beliefs. If you can get someone 
to make a small commitment, they are 
much more likely to make an additional 
and more substantial commitment 
later.

Reciprocity

The idea with reciprocity is that when 
someone has already made a commit-
ment or done you a favor, particularly 
when a financial commitment has been 
made, you are more likely to respond 
in kind.  

Scarcity

Perceived scarcity will generate 
demand. For example, saying offers 
are available for a “limited time only” 
encourages sales.

Incentives & 

Disincentives

Using incentives and disincentives is 
fairly straightforward. The key with using 
incentives effectively is to realize that 
by taking them away, you may change 
behavior back to the “old” ways.

Education

Education is an important factor in help-
ing people know the right thing to do. 
After all, going green is not always that 
intuitive, and it’s sometimes very dif-
ficult to make the right choice. It is very 
important to note, though, that educa-
tion alone does not impact behavior.  

FIGURE E-1  |  STRATEGIES THAT MOTIVATE CHANGE
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According to PwC’s Climate Disclosure Project 

(CDP) report for 2011, “For the first time in CDP’s 

10-year history, a majority of S&P 500 responding 

companies report they now integrate climate 

change into core business strategy.” Their year-

over-year chart demonstrates increased board or 

senior level oversight. 

Often tied to corporate social responsibility 

(CSR), sustainability is becoming more visible. As 

the roles and influence of sustainability experts 

increase, they will continue effecting change 

within organizations. While sustainability experts 

may reside in real estate and facilities, corporate 

communications and marketing, a growing number 

are emerging within research and development, 

operations and logistics, procurement and legal 

departments. In fact, many sustainable initiatives 

cannot be achieved without the coordination of 

all of these pieces of the organization working 

together.  

CRE can have a major impact in reducing carbon, 

energy, water and waste reduction at the 

enterprise level, so its leadership in sustainable 

initiatives, as well as coordination with other 

groups across the organization, is essential. 

Similarly, CoreNet Global’s 2011 State of the 

Industry Report discovered that CRE executives 

have the ability to rise within their companies 

and ultimately take on very influential roles while 

executing sustainable strategies and solutions.

CoreNet Global’s Corporate Real Estate 2020 

Survey also found 52 percent agreeing and 23 

percent strongly agreeing that companies need 

high levels of in-house sustainability expertise 

and for those to individuals take on more of an 

integrator role within the organization to meet 

enterprise-wide targets and goals.

More Corporate Sustainability 
Initiatives

From supply chain and operations to workplace, 

customer relations and industry standards 

to investments, sustainability initiatives are 

expanding. Although many sustainability initiatives 

are rooted in supply-chain economics, or social 

responsibility, it is now rather common for 

companies to include property requiring their 

buildings to achieve some level of LEED or 

ENERGY STAR certification. Outside of carbon 

reduction and waste to landfill goals, renewable 

energy investments and water conservation 

measures, which easily fall under CRE, 

corporations are focusing on other important 

sustainable initiatives as well. Sustainability goals 

and resources are often integrated with workplace 

initiatives through task forces, committees and 

dedicated offices.

For instance, American Express, through its 

Office of Environmental Responsibility, works 

with assorted business units and staff groups 

throughout the company, focusing on where they 

BOLD STATEMENT 6IV.

Sustainability experts 
will play an important 
integrative role within 
the organization to 
meet enterprise-wide 
targets and goals.  

http://www.pwc.com/
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=15480&navItemNumber=15676
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=15480&navItemNumber=15676
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work - facilities; how they work – procurement 

and business operations; and how they serve 

customers – products and services. So far this has 

spawned a series of programs to reduce energy 

consumption, conserve resources, track company 

activities, share best practices, promote employee 

training and awareness and identify opportunities 

to serve its customers.

Air New Zealand also has an environmental steer-

ing group comprised of the CEO; the heads of 

HR and technical operations; aeronautical opera-

tions and safety and marketing; the sustainability 

manager; and the general manager for property, 

which meets quarterly to oversee close to 50 

sustainability programs focusing on areas such as 

energy management, waste management, envi-

ronmental compliance, green procurement and 

raising awareness within the company. The group 

circulates a report to the board, and information is 

disseminated at a separate meeting attended by 

cross-business representatives with key highlights 

posted on the company website. The airline’s 

energy-management goal is a five-percent energy 

reduction across the board.

At Tenet Healthcare, a company-wide sustainability 

advisory council has a few initiatives in place, 

including sponsorship of and participation in the 

Healthier Hospitals Initiative and establishing 

systems and processes to gather key energy and 

water usage data.

An interesting program that Siemens Building 

Technologies has implemented is an “Eco Fund,” 

which allocates funds to its field offices for 

implementing green initiatives. 

“For example, in San Francisco, they did a detailed 

energy audit and uncovered some low-hanging 

fruit, so we’re going to support them financially to 

implement those measures,” explained Kobb.

It’s interesting to note that while Siemens 

Building Technologies is involved in a number 

of such programs and sustainability goals, Kobb 

commented, “I’m not going to greenwash what 

we’re doing. We’re going to do what we can do 

and what we think is fiduciarily responsible, yet 

environmentally responsible at the same time.” 

In a similar vein, American Airlines’ Teklitz, stated, 

“We go green where it makes sense and pays off. 

We do not go LEED just for the sake of LEED.”

Involved in some more innovative endeavors, 

American Airlines has onboard recycling and a 

paperless cockpit program with iPads replacing 

paper charts. In addition, magazines, menus 

and boarding passes are printed on sustainably 

forested or recycled paper.

BOLD STATEMENT 6IV.

Headlining Adobe 
System’s impressive 
green building portfolio 
is its Platinum LEED-
certified San Jose, Calif., 
headquarters. After 
investing $1.4 million in 
the campus’ three towers, 
Adobe achieved an energy 
savings of $1.2 million for 
an amazing nine-month 

payback, which is a 121 percent return on investment. 

Overall, Adobe has now invested a total of $4,350,242 
in six EBOM Platinum-rated LEED buildings in California 
and Washington. Having yielded $2,561,424 in annual 
savings, the payback comes in at 1.7 years for a 59 
percent ROI.

In total, the company has saved more than $16 million 
thanks to its aggressive sustainable building program.

ADOBE’S 121 PERCENT ROI

http://healthierhospitals.org/
http://www.adobe.com/
http://www.adobe.com/
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Meanwhile, Sybase’s “Green Business” program, 

run by CRE, details 119 measures that were taken, 

including:

•	 Bulk-dispensed shampoo in locker rooms

•	 Corrugated cardboard boxes instead of waxed 

cardboard for produce

•	 Reusable serving dishes at office events

•	 Copier and printer defaults that can be set to 

double sided

•	 Mulching for all non-turf areas.

Some noteworthy efforts Microsoft is currently 

undertaking include:

•	 Increasing the percentage of locally grown food 

for its dining services

•	 Considering sustainability aspects and 

environmental footprints of the furniture 

procured for office spaces

•	 Selecting construction companies that echo 

the company’s sustainability priorities, such as 

how construction materials are procured and 

recycling 95 percent of construction waste

•	 Working with hardware partners to minimize 

computer packaging waste.

Corporate Social Responsibility

One interesting issue is the extent to which 

sustainability and CSR are influencing CRE 

strategies. Similarly, are sustainability experts 

increasing their roles within corporate hierarchies?

Some interesting insights to this question can be 

found in the results of MIT Sloan Management 

Review and the Boston Consulting Group’s 

third-annual “Sustainability & Innovation Global 

Executive Study” from 2011, which found an 

increasing number of companies taking sustainable 

business practices seriously, even when the 

business case may not be so clear.

Whereas 55 percent of those surveyed in 2010 

said sustainability was critically important to 

competing in the marketplace, this percentage 

rose to 66 in this most recent survey.

An article in the Winter 2012 issue of MIT Sloan 

Management Review, “Sustainability Nears a 

Tipping Point,” cites the emergence of green 

score cards, sustainability rankings and CSR 

metrics as helping companies pursue sustainability 

and transparency. Driving this trend are investor 

community interest, competition and technological 

BOLD STATEMENT 6IV.

Putting its telecommuting 
program up to the corporate 
social responsibility test, 
AT&T surveyed its 12,000+ 
telecommuters to see how 
the company’s work-at-home 
program ranks in terms of 
health and well-being, employee 

transport and community involvement.

As reported in “Building the Bridge: Positioning 
Corporate Real Estate for the New Corporate Metrics,” 
in the September/October 2011 issue of THE LEADER:

•	 92 percent of respondents reported that the ability 
to telecommute contributes to a healthy work/
life balance, and 63 percent work a more flexible 
schedule on telecommuting days.

•	 With a significant amount of time saved on the road, 
94 percent of flexible workers are using this additional 
time for personal/family activities, and some even 
gave it back to the company as additional work hours.

•	 AT&T’s analysis of this study also found that their 
telecommuting program avoided 175 million commute 
miles per year, achieved annual fuel savings of 
approximately eight million gallons and yielded a net 
reduction of 76,273 metric tons of CO2-equivalents 
emissions per year.

AT&T EMBRACES CSR

http://sloanreview.mit.edu/
http://sloanreview.mit.edu/
http://www.bcg.com/
http://www.att.com/
http://www.corenetglobal.org/Publications/content.cfm?ItemNumber=13184&navItemNumber=15672
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developments better enabling the collation of 

corporate performance data.

In addition, companies are discovering both the value 

of social responsibility and communicating compre-

hensive sustainability targets, strategies and pro-

grams through CSR reports.

Now accompanying annual reports, CSR reports 

address an organization’s economic, environmental 

and social performance. While some companies are 

creating their own framework for reporting, others are 

utilizing a template created by the Global Reporting 

Initiative, which presents the principles and perfor-

mance indicators for measuring the three aforemen-

tioned attributes.

As stated in the white paper, “CSR Trends 2010: 

Stacking up the Results,” written by Craib Design & 

Communication and PwC, “‘[CSR reports], address-

ing issues that once took a back seat to financial re-

sults – if they had a seat at all – has become critical to 

a company’s credibility, transparency and endurance.’ 

This is not a fringe interest. In fact, 81 percent of all 

companies have CSR information on their websites.”

According to “Building the Bridge: Positioning Cor-

porate Real Estate for the New Corporate Metrics,” 

in the Sept./Oct. 2011 issue of THE LEADER, orga-

nizations need to engage all stakeholders – including 

employees, customers and investors – to explore the 

links between sustainable activities and their impacts. 

For instance, important CSR components – namely 

employee transport, health/well-being and commu-

nity involvement – can be measured and reported and 

potentially influence corporate decision making.  

The article also identifies some variables motivating 

companies to publish CSRs including marketplace 

pressure, brand value and risk management.

BOLD STATEMENT 6IV.

NVIDIA has created holistic 
sustainability programs that are 
part of its DNA and go beyond 
a single building or group of 
buildings. The programs are 
designed to respect and protect 
all stakeholders, including 
employees, suppliers, investors, 

local and global communities, customers and the natural 
environment. The company’s Facilities and Real Estate 
group has been given the responsibility to lead by 
implementing processes that:
•	 Use natural resources efficiently and eliminate 

hazardous or toxic pollutants 
•	 Develop a comprehensive carbon reduction 

strategy, including commute, transportation and 
travel avoidance programs, which serve to minimize 
carbon emissions to the greatest extent possible and 
report the results

•	 Educate employees, suppliers and customers 
about actions they can take to reduce their own 
environmental impact

•	 Hold their teams accountable to each other, with 
shared responsibility for reaching the company’s 
stretch goals.

Current goals include:
•	 Energy & Emissions. Reduce data center energy 

by 2 million kWh (enough energy for 4,000 homes). 
Reduce R&D lab energy by 1.27 million kWh

•	 Waste. 80 percent of waste diverted from landfill (25 
tons per month)

•	 Composting. More than one million pounds of food 
waste per year

•	 Water. Reduce campus water consumption by 40 
percent (2010 baseline)

•	 e-Waste: Repurpose or recycle 51 tons of e-waste 
annually (certified). 

NVIDIA: SUSTAINABILITY AT OUR CORE

http://craib.com/
http://craib.com/
http://www.nvidia.com/
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V.
Conclusions

•	 The regulatory environment (including mandates for energy 

disclosure or penalties for not meeting sustainable targets) will 

become more stringent at the country, state, city and district level. 

This has already dramatically impacted real estate, increasing the 

market value of greener, more energy-efficient buildings. Owners 

of less-efficient buildings will be forced to make green investments 

in their properties to make them more attractive to tenants. Cities 

also are having to set green regulations to compete for business 

and appeal to employees, providing healthy places to live and work.

•	 As regulation tightens, energy costs rise and the real estate 

market changes, buildings will be both producers and consumers 

of energy. This will be accomplished through larger-scale use of 

renewable energy, on-site building renewables when possible. 

•	 Eco-districts and micro grids will increase in popularity, tying 

solutions to energy efficiency to other sustainable practices 

including water and waste.

•	 Access not only to renewable energy, but also to potable water, 

is driving real estate location strategy now (particularly for 

manufacturing facilities and data centers), and will continue in 

the future. Companies continue to reduce waste, which is a cost-

reduction strategy both for procurement and downstream (landfill) 

costs. Progressive companies will strive toward zero waste, and 

even more aggressive companies will successfully use waste as a 

source of fuel – effectively treating it as a commodity rather than 

an expense. 

•	 Technology will be a major driver for these strategies, particularly 

when it comes to energy storage. Technology has already 

impacted how, where and when work gets done, which has in 

turn dramatically impacted real estate portfolio size and strategy 

(reducing carbon footprint, energy and water use). In addition, 

technology that enables better design (BIM) and better, smarter 

buildings (occupancy sensors, window shades with solar sensors) 

will continue to evolve.

CONCLUSIONS AND RECOMMENDATIONS

One of the most 
powerful and 
immediate ways to 
meet environmental 
targets is to engage 
building occupants 
and encourage green 
behavior across the 
organization.
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V.
•	 One of the most powerful and immediate ways to meet 

environmental targets is to engage building occupants and 

encourage green behavior across the organization. Smart strategies 

for leveraging building occupants, as well as partners and the 

community, will increase.

•	 Sustainable expertise will be important to understand sustainable 

metrics and deliver those metrics over time. Sustainable expertise 

will be available within different (divisions, departments, areas) of 

an organization. Even with dedicated experts, increased knowledge 

and responsibility around sustainability within real estate will 

become necessary to help fully integrate sustainable strategies 

across the organization.

Recommendations

Depending where your organization is on the sustainability spectrum, 

there are actions you can take to anticipate trends.

•	 Beginner: Your organization has limited or zero sustainable 

initiatives.

•	 Intermediate: Your organization has introduced modest 

sustainability measures either through green teams, physical 

improvements in your space or through the supply chain. 

•	 Advanced: Your organization tracks comprehensive metrics related 

to sustainability and has made commitments to stakeholders to 

deliver on specific targets.

CONCLUSIONS AND RECOMMENDATIONS

Even with dedicated 
experts, increased 
knowledge and 
responsibility around 
sustainability within 
real estate will become 
necessary to help fully 
integrate sustainable 
strategies across the 
organization.
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Investigate current and possible 
future mandates or penalties in 
your jurisdiction.

Participate in the Carbon Disclosure 
Project or other global third-party 
reporting to determine baseline 
data and benchmarks.

Expand participation in third-party 
reporting and include carbon, 
energy, water and waste reduction.

Pursue LEED, BREEAM or other 
green-building certification for 
leased or owned facility.

Expand relationships with NGOs, 
universities and the community 
to leverage the influence of these 
organizations to help meet or 
exceed environmental or social 
goals.

Pursue the Living Building 
Challenge

Pursue zero carbon or zero waste 
for leased or owned facility.

Links:
•	 Building Rating.org
•	 Carbon Disclosure Project
•	 CoStar, Sustainable Rating Tools
•	 C40 Cities Climate Leadership Group
•	 Global Reporting Initiative
•	 Better Buildings Challenge
•	 Greenprint Foundation
•	 Living Building Institute
•	 www.environbusiness.com

BOLD STATEMENT 1

Regulatory incentives for resource efficiency and 
market penalties for resource inefficiency will 
meaningfully increase by 2020.

www.buildingrating.org
www.cdproject.net
www.costar.com/josre/JournalPdfs/01-Sustainable-Rating-Tools.pdf
http://live.c40cities.org/
https://www.globalreporting.org/Pages/default.aspx
http://www4.eere.energy.gov/challenge/
http://www.greenprintfoundation.org/Default.aspx
https://ilbi.org/
www.environbusiness.com/
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Engage local utility to minimizing 
energy use during peak periods and 
capture cost savings.

Engage with neighboring building 
owners and the community 
regarding collective renewable 
energy-reduction projects.

Connect with companies, 
professionals and policymakers 
who are driving urban innovation.

Explore eco-districts and similar 
district-scale sustainability projects 
around the globe.

Links:
•	 EPA’s Green Power Partnership  
•	 Eco District Summit
•	 http://www.energy-cities.eu/SESAC
•	 Micro Grids
•	 Pike Research Article on Microgrids, January 2012
•	 www.greenprospectsasia.com

BOLD STATEMENT 2

Buildings, sometimes connected by microgrids, 
will be both consumers and producers of energy. 
The evolutions in energy storage will impact 
building operations, transportation and planning.

www.epa.gov/greenpower
http://www.ecodistrictssummit.com
http://www.energy-cities.eu/SESAC
http://microgrids.eu
www.ecobusiness.com/energy/microgrids
www.greenprospectsasia.com
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Purchase renewable energy 
credits.

Install low-flow or waterless 
fixtures, or put timers on existing 
fixtures.

Purchase renewable energy from 
local utility.

If possible, locate new buildings 
where renewable energy is 
available.

Use grey water for landscaping and 
toilets.

Invest in renewable energy projects 
on site.

Use “living machine” or other 
strategies to reuse all water in 
building.

Investigate ways to use waste as 
energy.

Links:
•	 CDP’s Water Disclosure
•	 CEO Water Mandate
•	 Food and Agriculture Organization of the United Nations

BOLD STATEMENT 3

Access to reliable and renewable energy, potable 
water and waste distribution (landfills) will 
influence real estate strategies across all industries. 

www.cdproject.net/water
www.ceowatermandate.org
www.fao.org
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Leverage existing technology to 
meet sustainable targets:
•	 Purchase occupancy-sensor 

extension cords.
•	 Investigate smart-building 

technology for leased and 
owned property.

Investigate real-time feedback 
systems.

Install occupancy sensors for 
building systems.

Use data from smart-building 
technology to increase energy 
savings.

Integrate new technologies where 
possible including:
•	 Fuel cells
•	 Solar panels
•	 Geothermal
•	 Plug-load sensors
•	 Wind turbines

Links:
•	 Metaefficient blog
•	 Treehugger blog
•	 Inhabitat blog 

BOLD STATEMENT 4

Technology advances and understanding of 
sustainability will result in dramatic restructuring 
of real estate portfolios.  

http://www.metaefficient.com
http://www.treehugger.com/technology
http://inhabitat.com/green-technology/
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Ensure employees and 
stakeholders know their role in the 
organization’s larger mission around 
social and environmental issues.

Develop an organization-wide 
sustainability plan with specific and 
obtainable goals.

Engage all stakeholders in 
developing the sustainability 
plan, including customers, 
partners, vendors and community 
organizations.

Measure impact of employee and 
stakeholder engagement within the 
business and in the community.

Links:

•	 Doug McKenzie-Mohr, Fostering Sustainable Behaviour

•	 Dr. Robert Cialdini, Influence, 5th Edition 

BOLD STATEMENT 5

Corporate real estate will take on initiatives 
to positively change occupant behavior and 
standards surrounding sustainability.   

http://www.cbsm.com/public/world.lasso
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V. CONCLUSIONS AND RECOMMENDATIONS

BEGINNER INTERMEDIATE ADVANCED

Create a green leadership team 
engaging different parts of the 
business to achieve organization-
wide goals.

Leverage leadership team to 
engage in aggressive targets that 
individually could not be achieved.

Use sustainable thinking to change 
the way business is being done 
today or to create new lines of 
business.

Links:
•	 Leigh Stringer, The Green Workplace
•	 GreenBiz

BOLD STATEMENT 6

Sustainability experts will play an important 
integrative role within the organization to meet 
enterprise-wide targets and goals.   

http://www.thegreenworkplace.com/
http://www.greenbiz.com/
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VI.

Enterprise Leadership

Mark Schleyer, AT&T

Michael Creamer, Cushman & Wakefield

Location Strategy and the Role of Place

Mary Jane Olhasso, MCR, SLCR, County of San Bernardino

Partnering with Key Support Functions

Craig Robinson, MBA, Cassidy Turley

Portfolio Optimization & Asset Management

Jack Burns, Cresa

Keith Keppler, Cresa

Russ Howell, MBA, Jones Lang LaSalle

Service Delivery & Outsourcing

Blake Layda, Jones Lang LaSalle

Scott Bumpas, Cresa

Lisa Huls-Fry, Cassidy Turley

Sustainability

Leigh Stringer, HOK

Technology Tools

Larry Sweeney, AT&T

Robin Ellerthorpe, HOK

Workplace

Anne Nathe, Johnson Controls, Inc.

Chris Mach, MCR, AT&T

Cindy Beavers, Steelcase Inc.

Margaret Gilchrist Serrato, Ph.D., MBA, AIA, ASID, LEED AP, Herman Miller

Michael Leone, Regus

Patricia Roberts, Jones Lang LaSalle

Rob Wright, Johnson Controls, Inc.

Russ McFadden, AT&T

Steve Hargis, MCR, LEED AP, HOK

APPENDIX A
CORPORATE REAL ESTATE 2020 TEAM LEADERS AND SPONSORS
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VI.

Air New Zealand
Bob Bull, General Manager for Property

American Airlines
Charlotte Teklitz; Managing Director of 
Properties, Corporate Real Estate; and Jim 
Walsh; Managing Director for Corporate 
Environmental

American Express
Office of Environmental Responsibility

ANZ Banking Corp.
Julie Dorrian, Head of Compliance and Best 
Practice

Atmos Energy
Dean Sanderson, Director, Facilities 
Management

BASF
Andreas Schweitzer, Regional Head of Real 
Estate & Site Development, Asia Pacific

CBRE
Chris Hood, Managing Director, Workplace 
Innovation
Alicia Chidsey, LEED AP, Sustainability Manager

Colonial First State Global Asset Management
Amy Hogan, Sustainability Manager, Property

Deutsche Bank
Dave Prout, CRES Business Partner, U.K., Middle 
East, Africa

Georgia Institute of Technology 
Baabak Ashuri, Director of Economics of the 
Sustainable Built Environmental Lab

Gensler
Kirsten Richie, Director of Sustainable Design; 
and Gervais Tompkin, Director of Strategy

Google
John Igoe, SLCR, Director of Real Estate, Design 
and Construction for Northern California; and Dave 
Radcliffe, MCR, Vice President of Real Estate

HP
Sam Gelpi, Director

Infinera
Steve Joesten, Senior Director, Global Site 
Services & Facilities

Interface
Tim Riordon, Vice President, Supply Chain

Microsoft Corp.
Trina Carlstrom, Global Environmental 
Sustainability Manager, Real Estate & Facilities 
Group

Nokia
Laura Varpasuo, Head of Sustainability in 
Workplace Resources

Novellus Systems
Randy McFarland, Director of Corporate Facilities 
& Real Estate

NVIDIA
Bruce Thorpe, Global Head, Energy & Critical 
Environments

Siemens
Ari Kobb, LEED AP O&M, Director for Green 
Building Solutions

Sybase
Jos Teunissen, Director EMEA Real Estate & 
Facilities

Tenet Healthcare 
Kay Alig, Director of Project Management; and 
Melinda Lokey, Director of Human Resource 
Services and Projects

Westpac
Jack Crutzen, MCR, National Facilities Manager, 
Properties & Procurement

Corporate real estate and workplace leaders who were 

interviewed as a part of the study on Sustainability included:

APPENDIX B
PROFESSIONAL LEADERS INTERVIEWED
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VI.
The purpose of this document is to assist the 

research teams in setting up the interview 

by providing consistent information on the 

background of the project, research areas, 

purpose of the interview, timeline, deliverables 

and expectations. Some of the people being 

interviewed may be very familiar with the project, 

while others may not. Reviewing this information 

prior to the formal interview can help to insure that 

all interviews are conducted in a consistent manner 

and the people being interviewed have a clear 

understanding of the overall project and their role 

in the process.

Background

CoreNet Global is the world’s leading association 

for corporate real estate (CRE) and workplace 

professionals, service providers and economic 

developers. Nearly 7,000 members, who include 

70% of the Fortune 100 and nearly half of the Forbes 

Global 2000, meet locally, globally and virtually to 

develop networks, share knowledge, learn and thrive 

professionally.

Program Description

Corporate Real Estate 2020 is a research and 

leadership development program designed and 

managed by CoreNet Global to address the business 

environment in the future and to collect, package and 

distribute state-of-the-art best practices, tools, models 

and case studies to help our members prepare to meet 

future business needs.

To achieve this objective, we are interviewing a number 

of senior industry leaders to validate a new vision for 

the industry and develop a series of transition strategies 

to assist CRE organizations in transforming themselves 

to meet the challenges ahead as the economy changes 

and new business models evolve.

There are three major steps in the overall process as 

indicated below:

•	 Vision Validation

•	 Development of Research Areas

•	 Transformation of the Industry

New Vision for the Industry

Using materials collected throughout our discovery 

process and at our Launch Meeting we developed a 

draft vision for the industry that has been preliminarily 

validated by the research team. This vision will 

continue to change as our research proceeds and new 

information is obtained.

Research Areas

Based on the vision of the future we have also 

developed a number of key Research Areas to assist 

our members in migrating from their current real estate 

practices to the new skills and strategies needed to 

survive and grow over the next two to five years.  

These include strategies for the following areas:

EIGHT RESEARCH AREAS

Enterprise
Leadership

Location 
Strategy & the 
Role of Place

Partnering 
with Key 
Support 
Functions

Service 
Delivery & 
Outsourcing

Sustainability

Technology 
Tools

Workplace
Portfolio 
Optimization 
& Asset 
Management

APPENDIX C
SUSTAINABILITY INTERVIEW GUIDE
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VI.
Research Process

There are numerous steps in the overall research 

process including the development of a research 

premise, goal and hypotheses for each of the 

above research areas – which are, in turn, validated 

through one-on-one interviews with industry 

leaders and experts, industry surveys and other 

techniques.

Deliverables

Deliverables from this project will include research 

reports; web-based white papers; executive 

development seminars; workshops and panels 

at Summits; material and speakers for chapter 

programs; articles in THE LEADER, industry and 

business press; and topics and speakers for other 

learning events.

Timeline

Corporate Real Estate 2020 was officially launched 

in August in Dallas where the research teams first 

met to define and validate the vision and refine 

their thinking on the Research Areas. Based on that 

meeting our goal is to complete the interview process 

over the next several weeks and start producing 

programs, reports and other materials by the CoreNet 

Global Summit in San Diego in April 2012.  

Intellectual Property

Before we begin, I also want to explain the 

intellectual property guidelines for Corporate Real 

Estate 2020.

Please do not share any confidential or proprietary 

information with any member of the research team.  

If we use any specific information or materials from 

this interview that refer to you or your Company, 

we will offer you the opportunity to review that 

information prior to publication.

Purpose of the Interview

The purpose of this interview is to capture your 

knowledge and thoughts on Sustainability in 2020.

Do you have any questions before we get started?

Interview length approximately 1 hour

Validate the correct spelling of your name and 

official title:

Name:

Title:

Company:

Date of Interview:

Background Information

Note: Interviewers are encouraged to review the 

Annual Report and 10K form for the firm prior to the 

interview.

APPENDIX C
SUSTAINABILITY INTERVIEW GUIDE
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VI.
1. What is the primary industry classification for your firm? (check one)

o Energy

o Engineering /Construction/Architecture

o Financial Services Insurance

o Food/Beverage

o Healthcare

o Heavy Manufacturing

o High-tech Manufacturing

o Pharmaceuticals

o Retail/Wholesale

o Technology

o Telecom

o Transportation

o Other (please specify) 

____________________________________________

2. What was the annual revenue for your firm last year? Please specify ___________  or check one of the 

following:

o Less than $1 Billion

o Equal to or more than $1 Billion but less than $5 Billion

o Equal to or more than $5 Billion but less than $10 Billion

o Equal to or more than $10 Billion but less than $25 Billion

o Equal to or more than $25 Billion

3. In how many countries do you operate? Please specify ___________  or check one of the following:

o The US only

o The US and less than 5 countries

o Equal to or more than 5 but less than 25

o Equal to or more than 25 but less than 100

o Equal to or more than 100

APPENDIX C
SUSTAINABILITY INTERVIEW GUIDE
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VI.

4. What is the approximate number of employees in your firm? Please specify _________ or check one of 

the following:

o Less than 5,000

o Equal to or more than 5,000 but less than 10,000

o Equal to or more than 10,000 but less than 25,000

o Equal to or more than 25,000 but less than 100,000

o Equal to or more than 100,000

5. What is the approximate size of your company’s portfolio in square feet (or square meters)?  

___________. For which of these is the CRE group responsible?

% of Assets

____ % Office

____ % Retail

____ % Laboratory

____ % Manufacturing

____ % Warehouse

____ % Call Center

____ % Fleet Facilities

____ % Data Centers

____ % Other

6 . What is driving your sustainability strategy? Please use N/A if one or more are not applicable.

____% Drive down costs

____% Revenue opportunities

____% Customer requirement

____% Social responsibility

____% Corporate goals/image

____% Risk avoidance

____% Other

7 . What is your vacancy rate in:

____ Asia

____ North America

____ Australia/New Zealand

____ EMEA

____ South America

APPENDIX C
SUSTAINABILITY INTERVIEW GUIDE
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VI.
Research Questions

(your individual team will complete this section together pulling the questions together based on the BOLD 

STATEMENTS your team develops at the Launch Meeting)

A. Context on your business and the CRE group

1. What sustainable business strategies or strategic initiatives are currently being deployed by your 

organization?

2. Describe how CRE supports the organization’s sustainable objectives today.

3. How do you anticipate your CRE organization will change over the next decade to better support the 

organization’s sustainable mission?

B. Additional questions based on BOLD STATEMENTS

1. What kind of regulatory incentives or market penalties related to resource efficiency will affect your 

organization by 2020? 

2. Are you already providing some sort of energy performance disclosure? What is driving this?

3. What percentage of your energy use comes from renewable sources today? Do you anticipate this 

changing in the future?

4. Does your real estate portfolio already include buildings that are producers of energy? Do you think that 

will increase by 2020? If so, by how much?

5. Do you think there will be many more forms of energy storage that don’t exist yet? If so, any idea on 

what those will be? 

6. Do drinking water and water table considerations already meaningfully affect your site selection, 

building selection or potable water usage? If not, will they in the future?

7. Does sustainability influence how you procure goods or services, how you provide goods or services, 

or where and how your manufacturing is done?

8. How will your organization’s sustainable initiatives impact your portfolio (i.e., location, size, type) by 

2020?

9. Does your company have any sustainable strategies surrounding transportation?

10. Do you think that as technology advances, that it will impact your organization’s sustainable strategies? 

If so, how? 

11. What workplace strategies are you pursuing to support your sustainability mission?

12. What initiatives is your organization taking on to positively change personal behavior and standards 

surrounding sustainability by 2020?

13. Will sustainability concerns transform your industry in the future? If so, how?

APPENDIX C
SUSTAINABILITY INTERVIEW GUIDE
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VI.
The Sustainability team tested six Bold 

Statements, or research hypotheses, through 

interviews with senior executives, Summit 

education sessions and the results of the 

Corporate Real Estate 2020 end-user survey. Five 

of the six Bold Statements were supported by 

a strong majority of survey respondents, and a 

slight majority (55 percent) supported the third 

Bold Statement. Although the team elevated 

its focus beyond the interviews and survey to 

examine the emerging findings from other 2020 

teams – and more importantly, what implications 

these findings held for corporate real estate/

workplace executives – a summary of results to 

the specific hypotheses is provided below:

1. Regulatory incentives for resource 

efficiency and market penalties for resource 

inefficiency will meaningfully increase by 

2020.

Finding: Sixty-five percent of survey respondents 

agreed or strongly agreed with this statement.

2. Buildings, sometimes connected by micro 

grids, will be both consumers and producers 

of energy. The evolutions in energy 

storage will impact building operations, 

transportation and planning.

Finding: Seventy-three percent of survey 

respondents agreed or strongly agreed with this 

statement.

3. Access to reliable and renewable energy, 

potable water and waste distribution will 

influence real estate strategies across all 

industries.

Finding: A slight majority (55 percent) of survey 

respondents agreed or strongly agreed with this 

statement.

4. Technology advances and understanding 

of sustainability will result in dramatic 

restructuring of real estate portfolios.

Finding: Seventy-five percent of survey respondents 

agreed or strongly agreed with this statement.

5. Corporate real estate will take on initiatives 

to positively change personal behavior and 

standards surrounding sustainability.

Finding: Seventy-four percent of survey respondents 

agreed or strongly agreed with this statement.

6. Sustainability experts will play an important 

integrative role within the organization to 

meet enterprise-wide targets and goals.

Finding: Seventy-five percent of survey respondents 

agreed or strongly agreed with this statement.

APPENDIX D
SUMMARY OF RESPONSES TO BOLD STATEMENTS
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VI.
James Boyle, Chairman & CEO, Sustainability 
Roundtable Inc.

Randall C. Dragon, LEED AP BD+C, Senior Project 
Manager, Project and Development Services, Jones 
Lang LaSalle

Candace Fowler, Kilpatrick Townsend & Stockton 
LLP    

Bill Garber, Director of Government and External 
Relations, Appraisal Institute

Barry Giles, USGBC LEED Faculty, LEED 
AP O&M, Founder, BuildingWise, LLC

Barbara Greenberg, Principal, Movedate

Peter Hilderson, Head of Engineering and 
Operations Solutions & Energy and Sustainability 
Services, Asia Pacific, Jones Lang LaSalle

Christopher Hood, Managing Director, Workplace 
Innovation, CBRE

Lane Johnson, Senior Director of Real Estate, The 
Service Master Company

Kevin Kampschroer, Federal Director, Office of 
Federal High-Performance Green Buildings, U.S. 
General Services Administration

Arnald Ng, MRICS, CFM, MCR, LEED AP, M.Sc., 
Head of Facility Management, Hong Kong, Standard 
Chartered Bank

Edward Novak, CFM, MCR, Strategic Planning 
Consultant, JDSU

Vanessa Perdue, Director, Corporate Real Estate,
Canadian Imperial Bank of Commerce

Dean Sanderson, Director Facilities Management,
Atmos Energy

Tim Shen, LEED AP O+M, Director of 
Sustainability, Asia, CBRE

Sidharth Singh, Consultant 

Leigh Stringer, Senior Vice President/Director of 
Innovation and Research, HOK

Shirish Tare, Urban Infrastructure Venture Capital

Bruce Thorpe, Global Head, Energy & Critical 
Environments, NVIDIA Corp.

Barry Varcoe, Ph.D. FRICS, Global Head of CRE & 
FM, Zurich Insurance Group

APPENDIX E
SUSTAINABILITY TEAM PARTICIPANTS
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CORPORATE REAL ESTATE 2020  |  PARTICIPATING COMPANIES
VI. APPENDIX F

CORPORATE REAL ESTATE 2020 PARTICIPATING COMPANIES

Accenture
Adobe
adidas
ADP
Aedas
Air New Zealand
Allsteel
Altisource
American Airlines
American Express
American Medical Systems
ANZ
Associated British Foods
AstraZeneca
AT&T
Atmos Energy
Bank of America
Bank of New Zealand
BASF
BB&T
BMC Software
Boston Scientific
Brenau University
BusinesSuites
Carnegie Mellon University
CASP-R
CBRE
CBS
Chevron
Ciena
Cisco
Citigroup
Coca-Cola Refreshments
Colonial First State
Cornell University
Corporate Portfolio Analytics
DEGW
Delft University of Technology
Deutsche Bank
Dow Chemical
eBay
Eli Lilly
EMC
Equifax
Ericsson
Ernst & Young
Fidelity Investments
Fischer & Company
Ford Land
Future of Work…unlimited
Genentech
Gensler
Georgia Institute of Technology
Georgia Institute of Technology, 
School of Building Construction

Global Workspace Association
Google
Harvard Business School
Haworth
Hewlett-Packard
Hilton Hotels and Resorts
Hindustan Unilever Limited
HOK
Honeywell
IA Interior Architects
IMC Octave
Infinera
Infrastructure Ontario
ING Bank
Intel
Interface
inVentiv Health
iOpener Institute
Iron Mountain
Jacobs Engineering
JDS Uniphase Corporation
John Deere
Johnson & Johnson
Johnson Controls
Jones Lang LaSalle
Kraft Foods 
Lance Capital LLC
Liberty Mutual Group
Lockheed Martin
Marsh & McLennan Companies
Martin Prosperity Institute, University 
of Toronto
Mary Kay Inc.
Massachusetts Institute of Technology 
McCarthy Consulting Group
McKesson
MetLife
Michelin   
Microsoft
Microsoft India
MillerCoors
Morgan Stanley
NetApp
Nokia
Nokia Siemens Networks
Northern Trust
Novellus
NVIDIA 
Oracle
Pacific Gas & Electric 
Pan-European HR Network 
Parsons 
Pfizer
Philips International
Polycom

Procter & Gamble
Prudential Financial
Raytheon 
Red Hat
Regus
Royal Dutch Shell plc.
Salesforce.com
SAP
Shell Oil Company
Siemens AG
Siemens Building Technologies
Sony Electronics
Southern California Edison
Sprint Nextel
Standard Chartered Bank
Staples
Steelcase
Sybase
Target
TD Bank Group
Teknion
Telstra
Tenet Healthcare
Texas Instruments
The Hartford
The Occupiers’ Journal Limited
The Sage Group
Thomson Reuters
TIGNUM
Time Warner
Timken
T-Mobile
Travelers
U.S. General Services Administration
Unilever
Unilever UK
UnitedHealth Group
University at Buffalo SUNY
University of California, Berkeley
University of Michigan
University of Texas at Austin
Verint
Virginia Polytechnic Institute and State 
University
Virtual Premise
Visa
Vodafone 
Vodafone NZ
Westpac
Yahoo!
Zurich Insurance Group
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