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• Learn how the ULI TEOP framework can be adapted to 

your unique situation

• Gain insights on who to involve, when, and how to 

frame the interactions

• Identify opportunities to integrate energy efficiency into 

your leasing and TI build-out processes
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Harnessing the Energy and 
Sustainability Potential in Leased 
Spaces with TEOP
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• Free and open program

• A returns-driven, 10 step process 

(across three phases) to embed 
energy efficiency decisions into 

tenant space design and construction 

• Piloted in 10 tenant fit-outs, 
documents in case studies

o Energy savings of 30-50%

o Payback period of 3-5 years

o Average IRR of 25%

TenantEnergy.ULI.org
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Tenant Energy Optimization Program (TEOP)



TEOP 10 Steps help prepare for certifications 



Proven Business Value
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COMMONWEALTH PARTNERS OVERVIEW

• Vertically integrated, privately 

owned, real estate development 

management organization

• 10.5 million square feet across 

16 multi-tenant Class-A office 

assets as of December 2018

• Over 30,000 building occupants

• Corporate sustainability program 

established in 2013

• Over 10 sustainability tenant 

engagement events each year 

since 2014

• ENERGY STAR Partner of the 

Year since 2018





COMMONWEALTH PARTNERS ACCOMPLISHMENTS

10.5M 100% 1st 22.8% 16.6%
GFS w ith 8.8 million LSF 

premiere Class-A off ice 

space​

of portfolio LEED certif ied

in 2018

2018 GRESB

Health & Well-being 

Module

Energy use intensity 

reduction since 2013

Cumulative w ater use 

intensity reduction 

from 2013 baseline

Landlord Gold Rating 

in 2018 

99% 2nd 54% 54% 44.7% 21
of portfolio benchmarked 

on ENERGY STAR in 

2018

ENERGY STAR

Partner of the Year

(2018 & 2019)

of portfolio (by GFA) is

LEED Platinum

Cumulative w aste 

diversion

from 2013 baseline

Cumulative CO2 use 

intensity reduction 

from 2013 baseline

Sustainability Focused 

Policies



THE 10 STEP PROCESS
Pre-lease – Steps 1 & 2

Design and Construction/Renovation – Steps 3 – 8 

Post-occupancy – Steps 9 & 10



STEP 1: SELECT A TEAM

• Use a broker with experience 

in sustainability

• Add other team members to 

ensure an integrated and 

efficient approach

At the 
table

Broker

Building 
Engineer

Property 
Manager

Construction 
ContractorArchitect

Sustainabilit
y 

Professional

Tenant 
REP



STEP 2: SELECT AN OFFICE

• Choose an efficient base building 

• Negotiate lease terms that allow energy 

efficiency improvements

• Pass through cost recovery clause

• Utility data sharing

• Split incentive dilemma

• Varying lease structures based on 

grandfathered tenants

• Identify Tenant Engagement Strategies

SAMPLE GREEN LEASE LANGUAGE

✓Sharing of utility data

Utility data is shared for all directly controlled assets for 

Environmental Management Purposes. For properties that are 

tenant controlled, encourage tenants to document all utility bills 

within ENERGY STAR and give the landlord access to view 

energy usage in the ENERGY STAR website to verify overall 

energy consumption among all tenants.

✓Cost-recovery for energy-efficiency-
related capital improvements

Operating Costs may include the costs for improvements made 

to the Project which, although capital in nature, are expected to 

reduce the normal operating costs (including all utility costs) of 

the Project, as amortized using a commercially reasonable 

interest rate over the time period reasonably estimated by 

Landlord to recover the costs thereof tak ing into consideration 

the anticipated cost savings, as determined by Landlord using 

its good faith and commercially reasonable judgment.



Top ways to green your office



STEP 3: SET ENERGY PERFORMANCE 
GOALS

• Consider overall corporate sustainability commitments and investments

• Consider existing performance targets and goals of the property/landlord

• Property-specific initiatives and tenant-specific impacts

Tenant Resources

✓ Green Lease 

Language

✓ Green Tenant Guide

✓ Green Tenant 

Improvement Guide 

✓ Cal Green Title 24 

Compliance



STEP 4: ANALYZE ENERGY REDUCTION 
OPTIONS
• Develop a Menu of Measures 

• Project performance of different 
combinations and iterations of 
measures

• Energy modeling data is used to:

• Analyze retrofit options to achieve the 
greatest energy savings within budget

• Achieve aggressive performance targets

• Compare Model Results vs Actual Data 
(Utility Bills) to identify potential 
anomalies with energy consumption

• Assist in getting financing & rebates

• Select mutually exclusive investments

• Balance energy performance 
optimization, carbon footprint reduction, 
energy savings, and positive new 
present value



STEP 5: CALCULATE PROJECTED FINANCIAL 
RETURNS
• Develop a baseline of existing 

building consumption uncover 
added value

• Review incremental costs and 
available incentives

• Use Value Analysis Tool 

• Analyze IRR, ROI and 
payback

• Failure to recognize business-
as-usual investments is a 
barrier to efficiency

• Capital investments become 
avoided future costs when 
replaced by efficiency 
investments

CNP Case Study I 

2003/2010 Electrical 
Consumption 61.6% 

Increase in occupancy with 

only a 1.3% increase in kwh 
consumption due to deep 

energy saving retrofits. Over 
$12M Savings since 2003

Using NPV to 

choose between 
mutually 

exclusive 

investments 
(sample analysis) 



STEP 6: select optimal package

• Mutually exclusive 

investments: projected 

savings, energy modeling 

results, NPV, payback, 

lease type and leasing 

periods

• Financing mechanisms:

loans and bonds, TI 

allowance, pass through 

operating expenses 

through leases, 

performance contracting 

(ESCO) and PACE 

financing, etc.

• Integrated performance 

contract: rebates, 

incentives and innovative 

financing structures

Project Budget Cost​ Rebate
Savings/

Year
ROI

LED Lighting Retrofit $300,000​ 44,918 $155,616​ 6%

Occupancy Sensors ​$42,000 - ​$12,200 4%

Timeclocks ​$9,000 -

Motion Sensors $42,000 $2,000 $12,200 4%

Water Management $145,732 $5,396 $31,287 22%

Select 
between 
individual 
and bundled 
measures 

Perform gap 
analysis 

Calculate 
NPV to 
choose 
between 
exclusive 
investments

Create 
pathway to 
low energy/ 
Net Zero

Share a 
compelling 
story

Economic decision tree: 



STEP 7: develop an occupancy plan

• Address needs for performance monitoring and occupant training

Green Lease

Green 
Tenant 
Guide 

Education 
Programs 

Measurement 
& Verification

✓ Financial responsibility and 
ownership of benefits of 

green investments 

✓ ENERGY STAR Rating

✓ LEED Certification

✓ Strategies for reducing 
travel demand and car 

dependency 

✓ Efficient water management 

✓ Management of energy use 

and greenhouse gas 
emissions 

✓ Purchase of Green Power 

✓ Smart Metering 

✓ Controllability of Systems

✓ Management of indoor 

environment quality 

✓ Green Cleaning & 

maintenance

✓ Efficient waste management 

✓ Sustainable Purchasing 

Policy

✓ Waste minimization and 

recycling

✓ Green TI Guidelines

Green Leasing Checklist for landlords and tenants:



STEP 8: implement tenant improvements

• Execute the planned energy 

efficiency projects

• Select “high-performance” 

contractor

• Select appropriate equipment, 

including digital meters

• Monitor construction to ensure 

proper installation and integration

• Connect meters to an energy 

management platform

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=yJWMLs8cx-5NSM&tbnid=t4Vjlm-ZuagDIM:&ved=0CAUQjRw&url=http://design-milk.com/nest-smart-thermostat/&ei=VoVnUofDIYeGiQL4yIGIBQ&bvm=bv.55123115,d.cGE&psig=AFQjCNHfIukW7Bs1i6DLCU4BbkTgP09KtA&ust=1382602349897840
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=7zA_PCpZEk_pGM&tbnid=BT_Uc__dOI4XHM:&ved=0CAUQjRw&url=http://officesnapshots.com/2013/09/26/inside-kaisers-permanentes-ithrive-collaborative-office-prototype/&ei=1YZnUpjYEuGyiQK-7oHIDg&bvm=bv.55123115,d.cGE&psig=AFQjCNFjqiJAb6fn_WGxSbe0s3VMpGI3hA&ust=1382602788494091


STEP 9: IMPLEMENT POST-OCCUPANCY 
PLAN
• Measure and verify performance

• Perform ongoing maintenance

• Collect records of communications, activities & events

• Account for attendance, participation, social media

Stakeholder Engagement Programs

Internal Programs​

✓ Sustainability resource site​

✓ Employee email communications​

✓ Sustainability newsletters​

✓ Educational webinars​

✓ Sustainability trainings​

✓

External Programs​

✓ Custom sustainability program branding

✓ Corporate sustainability website​

✓ Annual sustainability report​

✓ New construction and renovation guide​

✓ Green retail guide​

✓ Tenant surveys​

✓ E-waste drives​

✓ Earth day events​

✓ Vendor and tenant memos​

✓ Educational presentations​

✓ Sustainability educational signage

✓ Case studies​



EXAMPLE: GREEN OFFICE CHALLENGE



STEP 10: COMMUNICATE RESULTS

• Perform ongoing reporting
http://citynationalplaza.info/pdf/f lyer_CityNational_web.pdf

http://citynationalplaza.info/pdf/flyer_CityNational_web.pdf


GET INVOLVED

• Take the TEOP pledge – owners, 

tenants, architects, engineers – anyone 

can take the pledge

• Look out for TEOP adaptations to 

address all building types – coming 

soon!

• Having trouble building out a leased 

space sustainably? Are you a tenant 

that’s already built out efficiently? Check 

out the TEOP website for resources.

• Reach out – we want to hear your story!

TenantEnergy.ULI.org/pledge



Summary

• Benchmarking and disclosure laws require whole 

building data, which means tenant EE matters

• ULI TEOP provides a template for engaging tenants 

on energy efficiency and sustainability.

• TEOP can be adapted to fit your company, no matter 

where you are in the building’s life cycle.

• Download TEOP here: https://tenantenergy.uli.org/

https://tenantenergy.uli.org/


QUESTIONS?
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