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Introduction

Challenges and Opportunities in Green

Development and LEED Certification

“Green” building is here to stay.  More than two

billion square feet of commercial building space has been

Leadership in Environmental and Energy Design (LEED)

certified.  More than $12 billion was spent on green building

products and services in 2007 alone. 

This panel, comprised of experts in many different aspects of

“green” building and LEED certification, will look at this

important arena, including addressing the following questions:

I- What is a “green” project?

II- Why are developers choosing to build “green” projects?

III- How does building “green” affect the economics of a project?

IV- What role do the LEED accreditation and certification
processes play in development and construction?

V- What are the best ways to achieve “green”
building/sustainability goals? 

VI- What role do government agencies play in encouraging or
requiring “green” projects?

VII- What risks are unique to “green” building projects and how
should those risks be allocated?
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The Company: TPG is a national full service real estate
company and registered investment advisor

• TPG is a publicly held C-Corporation, traded on the NASDAQ

• TPG acquires, develops and manages Class A award 
winning properties throughout the US with concentration in 
the Western, Southwestern and Mid-Atlantic regions

• Current investment portfolio consists of 22 million rentable 
square feet of commercial, residential and land.  Including:  
25 ownership properties totaling 13.5 million rentable square 
feet (s.f.), additional 2.1 million rentable s.f. of managed 
properties and 6.5 million s.f. of development properties 

• Management team consists of experienced executives, many 
of whom have been together for over 20 years

• Headquartered in Los Angeles with regional offices in 
Sacramento,    Austin, Houston and Philadelphia

Corporate Mission Statement:
Our mission is to make tenants, partners, shareholders, 
employees and other stakeholders enthusiastic fans of our firm. 
Our goal is to succeed beyond their expectations.

Top Tenants:
Pimco
Verizon
City National Bank
Paul Hastings
Chubs Insurance
Jones Day
NBCU

Cal/EPA
AECom
NorthernTrust
Halliburton
Sterling Bank
BMC
Lincoln Financial

Who is Thomas Properties Group

To find out more about Thomas Properties Group go to:
www.tpgre.com

CBRE Investors
Fulbright & Jaworski
Petrobras
DMJM Design
The Hanover Company
Foley & Lardner
Staubach
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Our Commitment to Sustainability

CalEPA, Sacramento CA
LEED EB Platinum
Size: 950,000 SF

Metro Universal, Los Angeles CA
Target. LEED NC Gold
Size: 1.1 Million sf

Campus El Segundo, El Segundo CA
Target: LEED CS Gold
Size: 1.925 Million sf

Four Points Center, Austin TX
Target: LEED CS Silver
Size: 280,000 sf

Experience:
• CalEPA: The firm is the developer and operator of the 

awarded winning Cal/EPA Headquarters in Sacramento, the 
first high-rise in the country to receive USGBC’s LEED-EB  
Platinum Certification. The building’s state-of-the-art green 
practices save over $1.4 Million annually in operational costs 
for its tenant, the State of California.

• Playa Vista: Led the entitlement process at Playa Vista, a 
1,087-acre, environmentally sensitive, master-planned 
development in Los Angeles

• Energy Star Portfolio Partner:  As an Energy Star Portfolio 
Partner TPG is benchmarking all of its  properties with 
Energy Star. Our average energy star score shows that our 
properties are performing 33% better than the national 
average. (83 Average score for portfolio – 100 max)

• USGBC LEED EB Portfolio Program (Pilot) : TPG 
belongs to USGBC’s LEED EB Portfolio Pilot program and is 
currently surveying test case properties to evaluate the 
certification of our existing portfolio of properties. Our 
management group is constantly pursuing low-cost 
operational projects that increase efficiency and reduce 
Carbon Emissions.  

High Performance Green Real Estate Fund: We are
actively raising capital for a High Performance Green
Real Estate Fund, one of the few Green Funds in the 
marketplace.  The Fund will invest only in high performance 
projects - including new developments, as well as the purchase 
and renovation of existing buildings into high performance 
properties.  The Fund’s advisory board includes David Gottfried, 
the founder of the USGBC and WorldGBC.

realsustainability = realpeople creating realvalue through realresponsibility
Our goal is to make a positive contribution towards a sustainable future

Making a Difference: Our firm is actively working to be on 
the cutting edge of development of “high performance” green 
buildings. 

• Striving for a high level of performance: Sustainability is 
part of TPG’s internal and external business 
proposition. Internally, energy efficiency, water 
conservation, waste management and greenhouse gas 
reductions demonstrate efficient operations and effective 
management. Externally, TPG has a goal for its facilities to 
be known as healthy and productive environments that meet 
current and emerging standards. We strive for a high level of 
performance by implementing sustainability in all aspects of 
the development lifecycle including design, construction, 
operations, commissioning, measuring and reporting.
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I. Defining a Green Project

A green project is one that incorporates design, construction
and operational practices that significantly reduce or eliminate
the negative impact of development on the environment and
occupants with strategies for addressing:

• smart growth1

• energy efficiency
• greenhouse gas emissions reduction
• water conservation
• waste avoidance, reuse and recycling
• pollution preventing – noise, water, air, soil & light
• enhanced biodiversity
• reduced natural resource consumption
• productive & healthier environments
• flexible and adaptable spaces
• triple-bottom-line profitability 

TBL = People (social) + Planet (environmental) + Profit (Economic) 

Source: The Dollars and Sense of Green Buildings 2006
Building the Business Case for Green Commercial Buildings in Australia. 

1. Smart growth is an urban planning and transportation theory that concentrates 
growth in the center of a city to avoid urban sprawl; and advocates compact, transit-
oriented, walkable, bicycle-friendly land use, including neighborhood schools, streets 
that work for everyone, mixed-use development with a range of housing choices.
Source:  http://en.wikipedia.org/wiki//Smart_growth

FPO
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A Green Project Process

2 .  A life cycle analysis (‘LCA’) is the investigation and valuation of the environmental 
impacts of a given product caused or necessitated by its existence. The goal of LCA is to 
compare the full range of environmental damages, to be able to choose the least 
burdensome one. ‘Life cycle‘= holistic assessment of raw material production, manufacture, 
distribution, use and disposal including all transportation steps necessary or caused by the 
products existence.
Source:  http://en.wikipedia.org/wiki//Life_cycle_analysis

A Green project entails a complex and integrative process
that includes the following:

• integrated team

• integrative design

• energy modeling

• commissioning

• green leasing

• green procurement

• monitoring & verification

• cost benefit & life cycle analysis2

• annual reporting

• measurement of emissions

• measurable and performance based

• continuous improvement

“A green project not only is designed and constructed for green, but  is 
continually monitored to verify and steadily improve upon the performance 
goals established up front.”
Source: David Gottfried, Founder of U.S. and World Green Building Councils
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Example of a Green Project

Sustainability Highlights
• 26% More Energy Efficient then code

• 25% reduction in overall water use

• Over $1.4 million annual savings 

• 99 Energy Star Score (100 Maximum)

• Enhanced tenants health and productivity

• Less than 1 year payback

ENERGY EFFICIENT 
LED LIGHTING

U.V. REFLECTING MODULAR
PRECAST PANELS

1 ft. SOLAR SHADE
OVERHANGS

HIGH PERFORMANCE
GLASS

TOWER ORIENTED 
NORTH/SOUTH

RECYCLED & RENEWABLE 
MATERIALS USED 
THROUGHOUT

LOW WALL ZONE AROUND 
PERIMETER PLACES 
MAJORITY CLOSE TO 
NATURAL LIGHT

HIGH WALL ZONE 
INTEGRATES WITH 
ASYMMETRICAL CORE 
FOR TENANT FLEXIBILITY

STRATEGICALLY LOCATED 
HVAC FANS PUMP FRESH AIR 
INTO BUILDING

STRATEGICALLY LOCATED 
HIGH-EFFICIENCY
HVAC FANS

HIGH-EFFICIENCY 
CHILLERS (BASEMENT)

XEXISCAPED 
ENTRYWAY

150 BICYCLE PARKING
SPACES & SHOWERS

TOWER ORIENTED 
NORTH/SOUTH

PV PANELS AT ROOF

Cal/EPA LEED EB Platinum

Property Information

Name: Joe Serna, Jr./CA EPA Bldg

Location: Sacramento, CA

Type: Office

Size: 950,000 SF (25 Floors)

Year Built: 2001

Owner: City of Sacramento

Developer: TPG

Manager: TPG since 2001

LEED Rating: Platinum

Sample Operational Improvements
• Daytime janitorial services reduced energy consumption by 8% and realized annual utility savings of $100,000 

• Heating and cooling technology improvements for total savings of $25,000 per year

• Waste management program diverts approximately 10 tons of waste from landfills per year 

• Elimination of garbage can liners in each office space eliminated $60,000 in annual purchases and use of reusable cloth bags in the centrally located recycling 
bins saves $20,000 per year
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• Marketability & Competitive edge: As people get more 
educated about environmental issues, rising energy, and 
healthcare costs they are increasingly becoming more 
educated about sustainable spaces.  Tenants are now starting 
to request buildings that institute green building practices that 
provide higher efficiency in energy, water and waste reduction 
in addition to a healthier and productive work environment 
(which has been shown to increase employee productivity, 
health, comfort, recruitment and retention of employees, 
decrease absenteeism and lower medical costs). 
Source: Emerging Trends in Real Estate 2008, by Urban Land Institute and 
PriceWaterhouseCoopers

It’s not yet proven that tenants will pay more for green, but 
there are some examples that show that it may be moving in 
that direction.

EX: There was one residential project in Canada where the developer 
states he achieved 15% premiums in sales price over proforma for his 
LEED Platinum building. The Solaire apartments in Battery Park, New 
York City (LEED Gold) also state that they leased up faster and 
achieved higher rents.
Source: National Real Estate Investor,  Eco-Friendly Apartments Get the Green 
Light, by Steve McLinden 

II. Reasons why Developers are Going Green

Together, the LEED 
certification and 
ENERGY STAR rating 
will enable every 
CoStar subscriber to 
know the extent to 
which properties are 
truly green and energy 
efficient.
www.costar.com

“Tenants want it. Their employees are happier, healthier and more
comfortable. It gives you a big competitive advantage. Tenants have 
started to differentiate and will increasingly demand it.”
Source: Emerging Trends in Real Estate 2008, by Urban Land Institute and 
PriceWaterhouseCoopers

• Government Mandates & Incentives: Climate change, 
population growth and resources depletion are some of the 
main drivers for increasing government interventions.  Federal, 
state and local governments have instituted several mandates 
that require developers to institute sustainable initiatives into 
their projects – as more and more laws and codes are 
developed it will continue to push developers into green 
projects.  Government incentives have helped some developers 
get over the cost hurdle of choosing to build green projects –
these incentives are a positive reinforcement for many builders 
to institute green building initiatives.
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• Good Business Practice & Enhanced Reputation:
Sustainability is just good business; striving to achieve the most 
healthy and efficient building is not only forward thinking, but a 
responsible business practice.
The U.S. Green Building Council (USGBC) suggests that without significant 
increases and improvements in green building practices, the negative impact 
of the built environment on human and environmental health is likely to 
increase dramatically in future decades. Building operation accounts for 38% 
of U.S. carbon dioxide emissions, 71% of electricity use and 40% of total 
energy use.

This number increases to an estimated 48% when the energy required to 
make building materials and construct buildings is included. Buildings 
consume 12% of the country’s water and rapidly increasing quantities of land.  
Waste from demolition, construction and remodeling amounts to 136 million 
tons of landfill additions annually, making up more than 35% of all non-
industrial waste (1996).  Construction and remodeling of buildings account 
for 3 billion tons, or 40%, of raw material use globally each year.  They also 
cause negative impacts on human health; up to 30% of new and remodeled 
buildings may experience acute indoor air quality problems.
Source: Green Downtown Office Markets: A Future Reality Summer 2007, CBRE)

Reasons why Developers are Going Green

• Investor Demand: More and more large investors are 
being charged to diversify their portfolio and allocate a 
percentage of their capital in socially responsible financially 
sound investments. Green “gains significant traction among 
institutional investors, particularly public pension funds, who 
like how good PR melds with sensible investment strategy.”
Source: Emerging Trends in Real Estate 2008, by Urban Land Institute and 
PriceWaterhouseCoopers

REIT’s Sector Returns – Top Half vs. Bottom Half
REITS with above average energy efficiency performance, 
taken as a group, outperformed below average companies 
on stock price by nearly 2000 basis points (20%).

Source: Innovest Strategic Value Advisors, 2005 

• Becoming the norm: As sustainability principles are 
becoming more main stream the industry is becoming more 
knowledgeable about green building making more green 
resources available at lower costs.  As green building becomes 
the norm those developers who choose not to institute green 
principles in their projects may be less competitive.
Source: Green Downtown Office Markets: A Future Reality Summer 2007, CBRE)

• Cost Savings as Owner/Operator: Many developers are 
embracing green due to enhanced productivity gains and direct 
energy cost savings. 
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Concept rendering of proposed Metro Studios @ Lankershim project
being developed by Thomas Properties Group.
Rendering Created by: DMJM Design 
Target LEED Rating – LEED NC Gold

III. Green Building & the “Bottom Line”

Key Economic Challenges:
• Additional Resource Cost – Green building requires 

higher upfront costs and specialized consultants resulting in 
an average 2% cost increase for LEED building 

• Higher Rental Rates - Rental rates are typically higher for 
Green Buildings making it difficult to compete with the 
abundant supply of existing lower rent conventional 
buildings. Operating expenses need to be taken in 
consideration when comparing properties.

Economic Benefits: 
Possible economic benefits an owner/developer may achieve:
• higher market value (or valuation) 
• potential increase in NOI 
• lower insurance rates 
• lower vacancy levels 
• faster lease up 
• longer leases
• lower tenant churn – reduced turnover costs & 

construction waste 
• over time green building may provide better terminal cap 

rates and interest rate credit from lenders 
• financial benefits of increased employee productivity

“Increasingly for business, ‘green’ is green”
Jeff Immelt, President/CEO – GE 
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Green Building & the “Bottom Line”

Studies by Carnegie Mellon University have shown 
productivity increases in  high performance buildings 
ranging from 0.4% to 18%

Average annual cost for a U.S. office building worker 
(per square foot):

Salaries                                              $318.00
Technology                                            50.00
Mortgage / Lease                                   32.00
Energy                                                2.35 

Total                        $402.35

5% increase in productivity 
Saves - $20.12  per s.f.

5% productivity increase in a 25,000 s.f. building 
Saves - $500,000 per year

5% productivity increase in a 100,000 s.f. building
Saves$2,000,000 per year! 

Source:  Making the Case for Green Building - Environmental Building News, April 2005

Productivity Benefits

Worker productivity gains are 10 times the cost savings from direct resource 
waste/load reductions. 
Source: CMU Center for Building Performance and California Sustainable Buildings 
Task Force Report 2004
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California EPA
Example of Annual Operating Expense Savings

Currently, the property’s annual operating expenses are 
more than $1.32 per square foot less than comparable 
Sacramento high-rise buildings.

Downtown
California EPA Building Sacramento Avg.

Operating Expenses Total Per SF

Waste Removal $0 $0.00 $0.06
Cleaning Supplies 47,510 0.05 0.14
Electricity 940,698 0.99 2.05
Filters 28,506 0.03 0.06
Water 19,004 0.02 0.06
Landscape 47,510 0.05 0.09
Subtotal - Operating Expenses $1,083,228 $1.14 $2.46

O perating Expense Savings $ 1 ,2 5 4 ,2 6 4 $ 1 .3 2

Gross Payroll Expense Savings:
Janitorial $110,000
Engineering 50,000
Other 40,000
Subtotal - Payroll Expenses $200,000

Total Savings $ 1 ,4 5 4 ,2 6 4 $ 1 .5 3
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Sustainability movement in Real Estate 
• The magnitude of global growth in the sustainable building 

industry is enormous. Within the U.S. it’s growing at over 
30%, already representing billions of dollars.

• Most mainstream manufacturers, hundreds of governmental 
agencies have adopted LEED (12 countries, 25 states, 100 
cities/counties, 12 federal agencies), thousands of 
architects, engineers and contractors and increasing 
numbers of building owners are embracing green building.

• USGBC’s LEED now has over 13,000 registered projects 
representing 3.2 billion s.f.

• There are now green building councils in over a dozen 
countries and a world green building council with its 
Secretariat in Toronto.

Timeline of Key Green Building Councils & Rating Systems
• 1990 BREEAM – Building Research Establishment 

Environmental Assessment Methodology (UK’s green 
building system).

• 1993 US Green Building Council 
• 1998 LEED Leadership in Energy and Environmental Design 
• 1999 World Green Building Council
• 2004 Green Globes3

Green Building Timeline: www.greenbuilding.com/greenHistory.html
Sustainable Development Timeline: www.iisd.org/rio+5/timeline/sdtimeline.htm

IV. Global Perspective

3. Green Globes is an environmental assessment, education and rating system 
that is promoted in the US by the Green Building Initiative, a Portland, Oregon -
based non-profit. The system, which is an online interactive software tool, 
competes with the better known and more expensive, Leadership in Energy and 
Environmental Design (LEED) system from the U.S. Green Building Council
(another non-profit based in Washington, DC).
http://en.wikipedia.org/wiki/Green_Globes

Countries that have established Green Building Councils 

Source:  World Green Building Council, website: http://www.worldgbc.org/

Green Buildings Councils & Rating Systems
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Insights:
• It adds a new layer of complexity
• Allows for approaching green building holistically
• Cost of certification is decreasing over time
• It is more difficult to verify and market green building claims 

without certification 
• LEED Certification makes it easy to communicate 

sustainability goals with the team 
• LEED energy efficiency awards are aligned with building 

owners goals of reducing operating expenses

Role of LEED Certification: LEED is a tool of measurement, 
verification and validation.

• It  provides the industry with consistent and credible 
benchmarking for green buildings.

• Helps to continuously raise the bar on sustainable building 
standards

• Acts as a “seal of approval” that lends credibility and validity 
to sustainable projects.

USGBC’s Role: A steward of market transformation, offers
expertise, educates the industry & public, provides a forum
for industry dialog, provides tools such as the Leadership in 
Energy and Environmental Design system (LEED). 
Source: USGBC – Green Buildings 101

LEED Certification
Role in development & construction

Four levels of Certification:
• Platinum 52-69 points
• Gold 39-51 points
• Silver 33-38 points
• LEED certified 26-32 points

Five LEED Credit Categories
• Sustainable sites 
• Water efficiency 
• Energy and atmosphere
• Material and resources 
• Indoor environmental quality.
• Innovation & Design Process

Established LEED Rating Categories

Source:  US Green Building Council, website: http://www.usgbc.org/

Other LEED Programs in Pilot: 
• LEED NC for Multiple Building and On-Campus Building Projects
• Portfolio Certification Program

LEED Certification: is a leading-edge system for 
certifying design construction and operations  of 
green buildings.  
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Resources: 
www.usgbc.org
http://www.gbci.org/

LEED Accreditation
Role in development & construction

LEED Accreditation

• Identifies individuals who have a thorough understanding of 
green buildings & the LEED Rating System.  

• More than 40,000 people have become LEED APs since 
USGBC launched the Professional Accreditation program in 
2001.

• More & more employers are incentivizing it’s employees to 
become LEED accredited and are aligning themselves with 
consultants that have LEED AP credentials and similar goals 
in mind. 

Exam Tracks

USGBC offers three exam tracks towards earning the LEED AP
credential : 
• The LEED for New Construction Exam Track, v 2.2

• The LEED for Existing Buildings Exam Track, v 2.0

• The LEED for Commercial Interiors Exam Track, v 2.0 

Understanding the LEED rating system used to evaluate a green 
building is critical to increasing acceptance for the implementation of 
green construction.
- Source: Green Downtown Office Markets: A Future Reality Summer

2007, CBRE

Photo Source: usgbc.com
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2003:
More than 
141 
million
square 
feet

2004:
More than 
180 million
square feet

2005:
500 million
square feet

2006:
642 million
square feet

2002:
More than 
80 million
square 
feet

2007:
3.2 billion 
square feet

7600 
members

2370 
members

3532 
members

4970 
members

5832 
members

Increase in LEED Projects & USGBC Members
Projects registered or certified 
Source: usgbc.org 14,204 

members
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Team Building 
• Establish an integrative design and teaming approach that 

starts from the beginning. 
• Begin new projects with a sustainability brainstorm “eco-

Charette” with the entire team including designers, 
developer, utility, brokers, property managers, and for some 
projects even leading manufacturers.

Education & Goal Setting
• Education is key, team members need to be knowledgeable 

about sustainable buildings and open to new ideas and 
technologies. 

• Identify the project goals early on and set the bar high.
– For new buildings strive for an Energy Star Label 

rating of 90 (note: 75 points are needed for the label, 
100 is the max.).

– Reduce potable water usage by a least 30%
– Reduce carbon emissions by 40-50%
– Target 90% reduction of construction waste to 

landfills
– Create a healthy and productive space - daylight, 

views, air quality, natural ventilation, etc.
• Set a minimum LEED rating for the project. 

V. Green Building: Key Strategies for Success

Design Concept & Optimization
• When designing your green project try not to focus only 

on chasing LEED points, but rather embrace a more 
holistic approach that addresses the triple bottom line –
people, profit, planet.  

• Evaluate and embrace innovation and new technologies, 
for example: under floor air distribution systems, turbo 
core compressors, chilled beams, waterless urinals, 
graywater and blackwater treatment, cogeneration of 
energy, solar photovoltaic cells, thermal energy storage, 
central plants, radiant floor system, wind power, etc. 

Post Occupancy
• Commissioning should be a prerequisite to most firms, 

as well as continuous monitoring and verification that the 
building performs as designed.

Project 
Definition

Education & 
Goal Setting

Team 
Building

Baseline 
Analysis

Site 
Evaluation

Set 
Budget

Design 
Concept & 

Optimization

Documents & 
Specifications

Bidding & Life 
Cycle Analysis

Construction Post 
Occupancy
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Encouraging Green Projects
• Provide Incentives: Government agencies and Utilities 

play a very important role of encouraging green building 
initiatives by providing incentives. They can also be the 
breaking point as to whether certain technologies pencil out 
or not. Developers should pursue all the incentives 
available.

• Lead by Example: Most government building projects, 
such as Cal/EPA, mandate green building practices. 

• Education & Training: Government is a critical player in 
the education of green building.  Education and training is 
provided through all levels of government including Federal, 
State and Local governments.

• Research: government sponsored research plays a critical 
role in advancement of green building. 

”Time is of the essence if we are to stop climate change, so we must have a full array of transformation tools. The palette needs to include both 
regulations and incentives, as well as improved building codes, education and training, better financing and incentives for green buildings.  Widespread 
adoption will only take place with all these measures, whether government or market driven.”
- David Gottfried,  ULI, Sept. 2007: The Green quotient. Q & A with David Gottfried.

VI. Government’s Role in “Green” Projects

Incentives to look for
• utility rebates
• government priority permitting
• density bonuses
• tax credits
• abatements
• free technical assistance

Resources:
• List of government incentives programs

www.dsireusa.org
• Federal government's Energy Star program

www.energystar.gov
• Pacific Gas and Electric Co. offers free energy audits to 

businesses that want to cut power use. The company also 
can help businesses apply for rebates on energy-efficient 
equipment.
www.pge.com/biz/rebates/small_business/index.html

• Flex Your Power, a partnership of California utilities and 
government agencies, offers tips for improving energy 
efficiency in commercial buildings, old and new.
www.fypower.org/com. 

• Both California and the federal government offer financial 
incentives to install solar panels on commercial buildings. 
www.gosolarcalifornia.ca.gov. 

"Government should steer, not row. The best incentives for green building are 
market incentives -- the real ones that come from projects being more 
profitable for the builders, better investments for their owners, and better 
environments for their occupants.”
- Source: Amory Lovins at the Rocky Mountain Institute



Thomas Properties Group Inc.

Prepared for Benjamin S. Croker Symposium
© 2008 Thomas Properties Group, Inc.

Government’s Role in “Green” Projects

Mandating Green Initiatives
The transformation of leading our country towards sustainable 
building is a comprehensive one – including both mandates 
and incentives. Simply put, government mandates raise the 
bar at the bottom, and incentives pull towards the top.

“Collaboration between business, government and society is critical. Governments 
are often constrained in their ability or desire to act, whether owing to a lack of 
political will, limited power, or simple lack of know-how.”

“Voluntary business action is generally more effective. Governments may need to 
regulate in some specific areas, but the markets/consumers will reward those firms 
acting well and penalize those doing poorly.”
The Economist – Doing Good – Business and the sustainability challenge

Regulatory Drivers & Mandates:
• Most governmental agencies are introducing a menu of 

programs, incentives and regulations to mitigate climate 
change and increase sustainable development.

• Federal agency buildings are required to be 30% more 
energy efficient and use 16% less water by 2015.

• Federal emission reduction requirements may be similar to 
California targets and are anticipated to establish a cap and 
trade.

• Approximately 100 cities and several states mandate LEED 
for  their own buildings

Ex: California has adopted a plan to develop and retrofit 
its existing buildings to a LEED Silver level, and achieve 
the U.S. EPA Energy Star rating. 

• In 1989 California issued Title 24, a Building Standards Code 
that sets regulation for energy conservation.  In 2008, Title 24
will be updated with more stringent standards. 

• In 2006, California signed into law AB 32, mandating a 
greenhouse gas emission cap for 2020, to be phased in 
beginning 2011. California greenhouse gas emissions targets 
have been established:  

• By 2010, reduce emissions to 2000 levels  
• By 2020, reduce emissions to 1990 levels  
• By 2050, reduce emissions to 80 percent below 1990 
levels

• Los Angeles is poised to adopt one of the toughest green 
building laws in the nation. Under the ordinance, privately built 
projects over 50,000 square feet must meet a sustainability 
standard by adopting a checklist of green practices. The list 
includes such items as low-flow toilets, paints with low 
emissions, use of recycled materials, efficient irrigation, solar 
panels and use of natural light.
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Work with investors and lending industry to increase their awareness of 
Green and energy efficient success stories. 

Finding financing for efficiency measures or green construction can be 
difficult

Examine potential tools strategies like Green Leases to try and address the 
leased space dilemma.

The real estate world experiences “split incentive” dilemmas that hinder 
energy efficiency or green building investment. Project developers are
Reluctant to invest in green construction because most of the benefits are
long-term and will not accrue to them, and not enough tenants or buyers are
willing to pay the premium that would add value for the developer.  In the
“leased space” dilemma, building owners who lease out space often have little
incentive to build or renovate green or beyond minimum energy code because
many of the benefits accrue to the tenants, and again tenants demanding
green spaces are still a minority. Tenants have little incentive to improve a 
leased space, since they are temporary in the space and the benefits may
accrue to the owner or to the next tenant.

Encourage and develop new methods for weighing initial investments 
against long-term returns. 

Some commercial building owners/managers/investors feel a lack of a 
compelling business case or value proposition to motivate them to 
increase energy efficiency or build/renovate green.

Educate tenants & their advisors about cost savings benefits of
Green Buildings & Green Leases. 

Ex: Different Mindset: Higher rent, lower operating expenses, different
lease types, it does not come free, better products may cost more.

ROI risks & economic acceptance of green- lack of understanding of the
benefits of a green building (energy savings, green leases, etc) by tenants
and those representing them (lawyers and brokers) –may cause them to be
unwilling to pay the higher rent costs that typically occur with green buildings.
Tenants do not usually take operating expenses savings into account,
therefore causing an increased risk of not achieving a sufficient ROI for green
building.

Perform cost benefit analysis to understand the long term benefits. Take
advantage of subsidies to increase affordability of first costs of efficiency 
strategies. 
Ex: Some features like PV’s and TES do not pencil out without heavy 
subsidies

Risks of missed opportunities due to perceived or real higher first
costs and lack of financial understanding between first costs in relation
to long term operating costs.

ECONOMIC & FINANCIAL
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Its helpful to get references & testimonials from other users and test new 
technologies with building operations and end users.

Risk to Owner/Operator/Developer that some new green products and 
technologies will not provide the benefit that is promised.

Education is key
Ex:  opposition by plumbing unions of waterless urinals for fear of less 
plumbing work however a lot of green projects also increase plumbing work 
by installing dual plumbing to use reclaimed water for irrigation or/and to 
flush toilets. 

Certain industry group perceptions that some new technologies will hurt 
their business therefore posing opposition to new technologies/products.  This 
is caused by not fully understanding the benefits of the new technologies from 
a holistic view point.

Constantly evaluate new green technologies with government agencies, 
potential tenants, partners and investors.  

Perception and psychological hurdles to overcome with new green 
technologies and products as to whether they will work as well or provide the 
benefits that are promised (due to lack of historical proof/data). 
Ex: Blackwater treatment, Waterless urinals…

TECHNICAL & INNOVATION
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TPG is increasing communication through collaboration with utility 
representatives. 

There is a difference in perspective and vocabulary in the world of 
utilities, energy policy makers, and commercial real estate. Real Estate 
industry concerns are business-oriented and are not reflected adequately in 
policy information and incentive programs. 

TPG is requesting that all our Project Managers become LEED Certified.  
We are also partnering with experienced consultants that can assist and 
facilitate a shift to a coordinated, integrated design/build approach. 

Traditional construction practices do not coordinate and integrate all the 
specification, design, and construction disciplines and do not treat 
building projects holistically.

TPG has personnel in house that participate in collaborative efforts that 
increase communication among the research, building design, and code 
communities in an effort to create green and energy efficient products that 
meet new design needs.  

There is not an effective feedback and communication pathway between 
the research and development community (which creates new 
construction-related products for sustainability), the cutting-edge architectural 
and design community, and the state and national code development 
community.

Need to work with government agencies to identify, support and resolve 
code conflicts.

Some green building strategies (LEED) conflict with existing building 
codes

Consistent standards and enforcement across jurisdictions are important for 
faster adoption of Green Buildings. TPG is participating in the CA 
Sustainability Alliance on its Green Building Task force and provide 
comments on obstacles of Green Buildings that need to be addressed.

Green Building guidelines, mandates and building codes are 
inconsistent from one jurisdiction to another and enforced unevenly across 
the state. 
Ex: The CA Title 24 Building Code for energy efficiency is implemented and 
enforced unevenly across the state. 

Develop an internal & external educational program and engage property 
managers to increase energy efficiency.  TPG is in the final stages of 
benchmarking all of our properties with energy star and evaluating LEED 
for Existing Buildings Certification for the entire portfolio of properties. 

Many building owners and managers are not technically knowledgeable 
about operating buildings for energy efficiency or sustainability and are not 
aware of the broad spectrum of available energy-saving opportunities and 
green strategies.

Tenants, Brokers & attorneys need to understand the benefits of green 
buildings better and brokers & attorneys need to better communicate the 
benefits of green buildings to tenants.

Lack of knowledge & communication about Green Buildings 

CONSISTENCY, CORDINATION, COMMUNICATION, CODES & LACK OF KNOWLEDGE
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