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Introduction

How to Use this Playbook

This playbook provides commercial real estate
stakeholders with insights into how to prioritize
energy efficiency and emissions reduction strategies
inthe leasing, design, construction, and operation

of office spaces. Curated guidance and resources
are organized based on strategic phases of the
commercial leasing cycle, with priority given to
phases that offer the greatest potential for generating
change. Stakeholders should reference and revisit
the information attributed to each step as office
spaces within their portfolio move through various
stages of the leasing cycle.

How to Use these Resources

The resources included in this
playbook help stakeholders at
key phases of the commercial
leasing cycle update their
current practices to anew
business as usual, which
prioritizes energy efficiency
and emissions reduction
strategies. Resources relevant
to[Tenants are highlighted to
indicate that they are actionable
atthat particular phase.
Allresources are accessible
via clickable links.

Site Selection

Current Practice Future Practice

This playbook includes key insights and a suite
of actionable resources to support Tenants| in

prioritizing building performance and incorporating - : F L

decarbonization strategies across various phases of N e = L |

the leasing cycle. .
e

N
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Introduction

Changing Business as Usual

The Decarbonizing New York City Offices initiative
assesses business as usual within the commercial
real estate industry, looking for opportunities for
improvement and collaboration, all to drive sustained
decarbonization and energy efficiency of leased
office spaces.

One crucial item the team explored further was how
current industry practices are changing to meet the
increasingly stringent LL97 mandates. The project
team used the collected information and valuable
insights amassed during this initial phase to assess
ways the industry must transition from current
business as usual, in which energy efficiency and
carbon emission reduction efforts are not prioritized,

energy efficiency investments, decarbonization
strategies, and forward-thinking leasing practices.
The content of this playbook summarizes how the
commercial real estate industry at large typically
operates and how the industry should strategically
evolve.

towards future practices that promote strategic

Industry Drivers

Commercial Tenant Impacts
Tenants in leased spaces typically
consume more than half of a
commercial building’s energy,
and sometimes more depending
on factors such as tenant type,
building systems, and equipment
efficiency.

Building Performance Standards
Industry members must prepare
to comply with regulations that
require buildings to meet energy
and/or emissions-based targets
to curb the impacts of climate
change. One suchlawis NYC’s
Local Law 97, which requires most
buildings over 25,000 sq. ft. to
meet increasingly stringent carbon
emissions limits or face hefty fines.

Energy Conservation Code
Building energy codes are
becoming increasingly stringent,
evolving from prescriptive
pathways to performance-based
requirements. Many codes have
been updated to include efficiency
measures—such as improved
insulation and lighting standards—
and to prioritize electrification.

Corporate Sustainability Goals
Anincreasing number of companies
are pursuing sustainability goals,
often manifesting in reduced or
zero-carbon emissions objectives.
These targets can often be
reached, in part, by reducing
building emissions through energy
efficiency and electrification
measures.
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Reporting Requirements
Sustainability reporting is
becoming more essential in order
to meet the requirements of
government agencies, third-party
verifiers, and financial lenders.

COVID-19 Pandemic

The COVID-19 pandemic revealed
adiscrepancy in building occupancy
versus energy consumption.
Companies are now rethinking
how they design and operate their
office spaces to better align with
actual occupancy and to ensure

a safe and healthy workplace.

Current Practices

Current Practices do not take into
consideration the increasingly stringent
environmental and regulatory standards
impacting real estate. Stakeholders often
do not prioritize energy efficiency and
emissions reduction strategies due to:

e Uncertainty in the market from the
impacts of the COVID-19 pandemic

e Alack ofunderstanding regarding
corporate environmental goals, high-
performance building standards,
and/or energy code requirements,
as well as the potential impacts
of noncompliance

e Awiderange of competing priorities

e Alack of data and/or key information
to guide the design and operation
of efficient office spaces

e Alack of knowledge orfamiliarity with
energy efficient equipment, solutions,

and best practices

e Alack of motivation and/orincentives

to go above and beyond the status

quo (e.g. minimum code requirements

or basic client demands)

Playbook for [Tenants

Future Practices

Future Practices evaluate the risks/
opportunities from the current and future
impacts of environmental and regulatory
changes. Stakeholders prioritize, pursue,
implement, and monitor energy efficiency
and decarbonization strategies through:

e Earlyengagementand continued
collaboration

e Awarenessregarding the benefits of and
rationale for reducing the energy/carbon
footprint of office spaces

e Leasingtermsthat are mutually beneficial
and distribute responsibilities and
financial needs equitably

e Accessible and ongoing data sharing


https://be-exchange.org/decarbonizing-new-york-city-offices-project/

Introduction

The Leasing Cycle

Within the leasing cycle of an office space, there are eight phases during which a building ownerand/or a tenant
evaluate changes to a leased commercial space. These steps provide opportunities to integrate meaningful
energy saving and carbon reduction practices into the design and operations of a tenant space. While
intervention opportunities exist within all eight steps of the leasing cycle, the four steps highlighted below are
prioritized in this playbook, as they present the greatest potential for generating change.

Decisionto Search

Site
Selection
Lease
Renewal
Letter
Operations of Intent
Tenant Lease
Move In Negotiations

Tenant Fit-Out
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Stakeholder Roles

There are five key stakeholders engaged at various phases of the leasing cycle, each with opportunities to affect
the energy performance of tenant spaces. This playbook highlights the five stakeholders most engaged in
leasing, design, and operations activities, focusing on the top three — tenants, building owners & managers, and
consultants — who have the most potential impact for efficiency improvements.

Tenants

Tenants have the opportunity to prioritize energy efficiency and sustainability when
engaging in the leasing process and through lease modifications; retrofits during tenant
fit-outs and occasional mid-lease upgrades; the operation of their space; ongoing
performance data collection and real time energy management, and more.

Building Owners & Managers

Building owners and managers are able to optimize their buildings, creating efficient,
high-performance units that lower energy costs and improve tenant comfort. They have
agency over certain actions that tenants are not able to take, like upgrading base building
systems to reduce fossil fuel consumption.

Consultants

Consultants, such as architects and engineers, can provide technical expertise that helps
tenants and building owners meet their sustainability and energy efficiency goals. These
technical experts provide best practice methods and equipment specifications to optimize
performance and save on utility costs.

The following stakeholders are valuable experts with a targeted role in influencing the performance of leased offices.

Attorneys

Attorneys have specific expertise regarding the commercial leases, including defining
and negotiating terms. As such, attorneys can help both tenants and building owners
prioritize and collaborate on efficiency and performance during the leasing process.

Brokers

Brokers are an important stakeholder as a liaison between building owners looking to
lease commercial space and tenants seeking to rent commercial space. As a cohort
focused on client demands, getting tenants and building owners to prioritize energy
efficiency and fossil fuel use reduction is a critical initial step to gaining traction within
the broker community.

Playbook for [Tenants 7



The Leasing Cycle

Step

1.

Decisionto Search

2.

Site Selection
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How it Works Now

Tenant decides to search for an office space.

Tenant evaluates and selects a space presented by their broker
based on factors such as rent, location, and amenities, rather
than building performance.

Building owner & tenant, with their respective brokers, execute
a Letter of Intent (LOI) for the selected space.

Building owner & tenant, with their respective attorneys,
negotiate and execute a lease based on the LOI.

Tenant, with their consultants, design, construct, and/or
commission the space.

Tenant moves into their new or renovated office space.

Key to
Stakeholder
Roles

What Needs to Change

Along with identifying location, amenity, and programmatic
needs, tenant clearly identifies their energy efficiency and
sustainability goals and requirements.

Tenant and their broker collect building systems and
performance information from building owners and utilize
consultants to understand the benefits and impacts of this
information to inform space selection.

Building owner and tenant, with their brokers, incorporate
energy and emissions reduction language into the LOI.
Attorneys conduct due diligence to verify the terms.
Consultants are engaged to ensure the language aligns with
current sustainability objectives.

Building owner and tenant, with their attorneys, execute an
energy-aligned lease that enables them to share the costs,
benefits, and responsibilities. Consultants provide justification
for pursuing energy efficiency measures and practices.

Tenants, with their consultants and in coordination with building
owners, design the space with strategic energy efficient
systems and practices that comply with building performance
targets and integrate with base building systems.

Tenant moves into their new or renovated office space. During
on-boarding, management identifies various efficiency
initiatives and tenant sustainability champion contacts.

Tenants

A FAFAFY

Owners &
Managers

Consultants

Who’s Involved

o 2

Attorneys

Brokers

Tenant occupies and operates the space forthe lease term.

Tenant occupies and operates the space for the lease term,
monitoring and optimizing their energy use regularly; sharing
energy data and usage with building owners and complies with
any reporting requirements.

Lease Renewal

8 Decarbonizing New York City Offices

Tenant decides to renew their lease or search for a new space,
before their existing lease expires.

Tenant decides to renew their lease or search for a new space
based on their energy efficiency and sustainability goals and
requirements before their existing lease expires.

Playbook for Tenants
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Site Selection

&

Current Practice

Tenants, with their broker, engage a building owner and assess a potential
space based on factors such as rent, location, and amenities, rather than

[ [ building performance.
Tenants
Why Change? Callto Action
Prioritizing energy efficiency will allow tenants to: Tenants must:

e Aligntheir space with their sustainability goals
Inform how their space must be designed and
operated to comply with LL97 emission limits

e Hire representatives (e.g. brokers, engineers, and
architects) that understand energy performance
and LL97 requirements

e Ensuretheyare not overburdenedto pay morethan e Evaluate the energy performance of buildings —

their fair share of potential LL97 fines associated

with noncompliance

e Drive market demand for healthier, high-
performance building stock and office spaces

Owners & Managers

Consultants

Brokers

including an owner’s energy efficiency priorities,
building energy grade, whole-building capital
improvement plan, LL97 compliance and others —
when choosing different sites

Building owners use factors such as rent, location, and amenities, to
promote an available space and neglect building performance. Owners,
with their broker, engage with a potential tenant and their broker to
communicate the benefits and incentives of a space.

Consultants are not typically involved during the Site Selection phase.
Instead, they are more commonly engaged during the Fit-Out and
Operations phases, long after base building systems have been evaluated
and lease terms have been established.

Brokers show and advise tenants on prospective spaces that fit their
preferences, which often do not include building performance and
therefore miss financial implications and other benefits of high-
performance buildings.

10 Decarbonizing New York City Offices

Future Practice

Tenants, with their broker and consultants, collect building systems
& performance information from a building owner and evaluate the
building/space in terms of benefits and impacts of its systems and
performance, particularly regarding LL97 compliance.

Business Case

Selecting a space with efficient building systems offers benefits,
including:

e Increased operational and cost savings
Increased health and comfort of employees

e Ability to attract and retain employee talent that increasingly
prioritize healthy and sustainable workplaces

e Ability to attract and retain clients and lenders that increasingly
prioritize forward-thinking, sustainable real estate practices

Building owners readily provide tenants, including their brokers
as well as their consultants, with building system & energy
performance information and communicate the benefits and
incentives of a space.

Consultants are engaged early to guide tenants in understanding
the benefits and energy performance of building systems
serving a prospective space. They are instrumental in comparing
spaces based on performance and assessing opportunities for
improvement.

Brokers incorporate and prioritize building system and energy
performance information into their assessment of prospective
spaces and help drive tenant demand for high-performance
buildings.

Playbook for [Tenants

Site Selection Resources

Guide to Selecting
High-Performance
Commercial Spaces

Guide to Creating
Sustainability-
focused Marketing
Materials

Strategies for
Success

Additional Resources

LL97 Carbon Emissions Calculator

Why Commercial Tenants Should

Care About Building Energy

Performance Standards

Building Specification Sheet

Template

Tenant Energy Optimization Program

Tenant Energy Optimization Program

(TEOP) for Architects
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https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/ll97-calculator/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1791166122
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1791166122
https://knowledge.uli.org/-/media/files/research-reports/2020/uli-tenant-energy-optimization-program.pdf?rev=a3ec0208ab594cc690d135324b32e9e7&hash=A0113F7599758BB69F0EB00150A5C091
https://egll044ehny2sssso3nuwhg9-wpengine.netdna-ssl.com/wp-content/uploads/sites/117/2020/12/TEOP-for-Architects_Final-PDF.pdf
https://egll044ehny2sssso3nuwhg9-wpengine.netdna-ssl.com/wp-content/uploads/sites/117/2020/12/TEOP-for-Architects_Final-PDF.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf

Letter of Intent

Current Practice

Building owners, with their broker, create a LOI for review by the tenant
and their broker.

Owners & Managers

ﬂ Consultants are not typically involved during this phase.

Consultants
Attorneys occasionally review LOls, drafted by brokers for larger deals,
but are often not involved in this phase.

Attorneys
Brokers draft an LOI outlining essential terms of the offer, including key
information such as lease rate, length of the lease, annual increases, and

_ more.
Brokers
12 Decarbonizing New York City Offices

Future Practice

Building owners, with their broker, incorporate energy efficiency
and carbon emissions reduction language into the LOI. Attorneys
conduct due diligence to verify the terms. Consultants are engaged
to ensure the language aligns with current sustainability objectives.

Consultants are included to review building and tenant performance
opportunities.

Attorneys should ensure energy efficiency and emissions reduction
language is included in the LOl in order to provide a foundation for
incorporating high-performance/energy-aligned language in the
lease.

Brokers incorporate simple and concise language regarding energy
efficiency and emissions reduction efforts into the essential terms of
the LOI.

Playbook for [Tenants|

Letter of Intent Resources

Additional Resources

Landlord-Tenant Energy Partnership
Efficiency Toolkit

Green Leasing Info Sheet

Overcoming Seven Key Landlord-
Tenant Hurdles to Make Ambitious
Carbon Reductions

Understanding the Business
of Real Estate: Information for the
Successful Implementation

Making Efficiency Work for You:
A Resource Guide for Small Business
Landlords and Tenants
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https://be-exchange.org/wp-content/uploads/2024/04/2024_DNYO_Letter-of-Intent-Clause.pdf
https://be-exchange.org/wp-content/uploads/2024/04/2024_DNYO_Letter-of-Intent-Clause.pdf
https://be-exchange.org/wp-content/uploads/2024/04/2024_DNYO_Letter-of-Intent-Clause.pdf
https://www.imt.org/resources/the-landlord-tenant-energy-partnership-efficiency-toolkit/
https://www.imt.org/resources/the-landlord-tenant-energy-partnership-efficiency-toolkit/
https://www.imt.org/resources/green-leasing-info-sheet/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/

Le ase N e g Oti at i ons Lease Negotiations Resources

Current Practice Future Practice

Additional Resources

Green Lease Leaders:
Tenant Resource Guide

Green Lease Leaders:
Landlord Reference Guide

Building owners use a standard lease with exhibits for the tenant and their Building owners advocate for energy-aligned leases that enable

attorneys to review. building owners and tenants to share the costs and benefits of
investments as well as the responsibility for ensuring efficient design
and operations are implemented.

Green Lease Language Examples

Owners & Managers Green LeasinginDC
......................................................................................................................................................................................................................................................................................................................... . Climate Mobilization Act Series:
Unlocking Tenant Efficiency
Consultants are not typically involved during this phase. Consultants are engaged and provide justification for pursuing
energy efficiency measures and practices, such as rationale,
benefits, costs, financial returns, and reduced financial risk
implications.
Consultants
Attorneys draft, analyze, and advise their respective tenant and building Attorneys include high-performance/energy-aligned lease
owner clients about the lease agreement as well as facilitate the lease language within both the standard lease draft as well as the final,
term negotiations. executed version.
Attorneys
Brokers may review the draft lease or advise attorneys as needed on Brokers review the draft lease agreement and advise attorneys
standard lease terms during the negotiation process. as needed during the negotiation process to ensure that high-
_ performance/energy-aligned language are included in the final,
executed lease.
Brokers

14 Decarbonizing New York City Offices Playbook for [Tenants| 15


https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Leases.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Leases.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Leases.pdf
https://www.greenleaseleaders.com/wp-content/uploads/2018/08/Green-Lease-Leaders-Tenant-Reference-Guide.pdf
https://www.imt.org/resources/green-lease-leaders-landlord-reference-guide/
https://www.imt.org/wp-content/uploads/2020/02/IMT-Green-Lease-Language-Examples-January-2020.pdf
https://buildinginnovationhub.org/resource/improve-building-operations/green-leasing-in-dc/
https://be-exchange.org/cma-series-unlocking-tenant-efficiency/
https://be-exchange.org/cma-series-unlocking-tenant-efficiency/
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf

Tenant Fit-Out

Owners & Managers

Consultants

Current Practice

Building owners coordinate with tenant and consultants as needed during
the design, construction, and commissioning of the space.

Consultants coordinate with the tenant and/or building owner as needed
on the design, construction, and commissioning of the office space.

Attorneys are not typically involved during this phase.

Brokers are not typically involved during this phase.

16 Decarbonizing New York City Offices

Future Practice

Building owners coordinate with tenant and consultants throughout
the design, construction, and commissioning of the space to ensure
itis designed to meet building performance targets.

Consultants design the tenant space with energy efficient systems
and practices that comply with building performance targets and
integrate with base building systems. Consultants participate in
project kick-off, charrettes, and coordination meetings to advise
and ensure high-performance measures are properly executed.

Attorneys are not anticipated to have a significant role during this
phase.

Brokers are not anticipated to have a significant role during this
phase.

Playbook for [Tenants|

Tenant Fit-Out Resources

Additional Resources

Retrofit Playbook for Large Buildings

Turning Data Into Action Report &
Tear Sheets

Commercial Tenant Success Stories

Build Out to Save Money

Service Procurement Guide

Tenant Design Criteria Guidance

Energy Model Report Template

Value Analysis Calculator

HighRise / Low Carbon Report

Tenant Focus: Fitting Energy
Efficiency into Commercial Tenant
Fit-Outs, the How and Why

Increasing Tenant Engagement
Through Plug Load Management

Transforming the Market Through
Energy Management Information

Systems
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https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Commercial-Tenant-Fit-Out.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Commercial-Tenant-Fit-Out.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Commercial-Tenant-Fit-Out.pdf
https://retrofitplaybook.org/
https://be-exchange.org/beexreport/commercialdata/
https://be-exchange.org/beexreport/commercialdata/
https://www.nyserda.ny.gov/PutEnergyToWork/Industry-Energy-Solutions/Retail-and-Office-Buildings/Commercial-Tenant-Success-Stories
https://betterbuildingssolutioncenter.energy.gov/sites/default/files/attachments/Large Office_Factsheet_Draft_v2.pdf
https://buildinginnovationhub.org/resource/find-a-qualified-vendor/service-procurement-guide/
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1687321209
https://tenantenergy.uli.org/resources/
https://tenantenergy.uli.org/resources/
https://be-exchange.org/wp-content/uploads/2020/10/beex_highrise_lowcarbonreport_102920rt.pdf
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://www.imt.org/resources/increasing-tenant-engagement-through-plug-load-management/
https://www.imt.org/resources/increasing-tenant-engagement-through-plug-load-management/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf

Conclusion

Decarbonizing the building sectoris a
crucial step towards meeting New York’s
ambitious climate goals, such as the state’s
mission under the Climate Leadership &
Community Protection Act to achieve 85%
carbon emissions reductions from 1990
levels by 2050.

In recent years, significant efforts have
been devoted to curbing emissions from
the commercial building stock. Increasingly
stringent regulatory standards — from

local laws to energy codes to disclosure
requirements — have pushed commercial
real estate towards more energy efficient,
low/no-carbon properties. These

evolving regulations aim to address both
operational inefficiencies and the broader
impact of buildings on the environment.
Additionally, more and more companies
are pursuing corporate sustainability goals
in recognition of the diverse benefits of
improving the performance of real estate
assets. Implementing energy efficiency
measures in commercial buildings and tenant
spaces not only reduces costs and carbon
emissions, but creates healthy, comfortable
work environments that enhance employee
satisfaction and productivity. In tandem,
these external and internal drivers

further advance commercial building
decarbonization.

Heightened building performance
requirements and corporate sustainability
goals spotlight the office tenants’ significant
role in whole building performance. Tenants
are responsible for more than half of a

18 Decarbonizing New York City Offices

commercial building’s energy use and its
corresponding carbon emissions.

If the industry is to produce substantial

and sustained emissions reductions, business
as usual practices must evolve across all
stages of the leasing cycle—from how tenants
select spaces, to how leases are structured,
and how offices are retrofitted and operated.
A paradigm shift is needed to bring tenants
and owners, along with their respective teams,
to the table to proactively and collaboratively
develop strategic decarbonization plans.

The Decarbonizing New York City Offices
initiative advances the transition to
forward-thinking real estate practices that
prioritize efficiency and decarbonization
efforts by assessing current stakeholders’
positions and providing strategies to help
overcome typical barriers. This initiative
recognizes the opportunity that all
stakeholders—including tenants, owners,
designers, energy consultants, brokers,

and legal experts—have to create high-
performance leased office spaces. As such,
this playbook highlights how teams across
disciplines can work together to achieve
win-win scenarios. The resources throughout
provide insights and actionable guidance for
each stage of the lease cycle. Our project
team strongly encourages readers to refer

to this playbook, assess how their current
practices can evolve, and leverage the various
tools over the course of an asset’s lease term.
We are hopeful that these resources will
empower practitioners in the commercial real
estate industry as we strive to decarbonize
office buildings in New York City and beyond.

Decarbonizing NYC Offices Resources
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https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Site-Selection.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Leases.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_High-Performance-Leases.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Sustainability-focused-Marketing-Materials.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Commercial-Tenant-Fit-Out.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Commercial-Tenant-Fit-Out.pdf
https://be-exchange.org/wp-content/uploads/2024/04/2024_DNYO_Letter-of-Intent-Clause.pdf
https://be-exchange.org/wp-content/uploads/2024/04/2024_DNYO_Letter-of-Intent-Clause.pdf
https://be-exchange.org/wp-content/uploads/2024/07/2024_DNYO_Strategies-for-Success.pdf

Appendix

Additional Resources

In addition to the resources
developed for the Decarbonizing
NYC Offices project, the following
additional resources are useful at
various phases of the leasing cycle
to help achieve energy efficiency
and emissions reduction efforts in
commercial office spaces.

Site Selection

Local Law 97 Carbon Calculator

Atool to estimate a building’s carbon
penalty as aresult of NYC LL97. Allows
user to automatically load building data
from NYC’s benchmarking database or
manually enter information to generate
carbon thresholds, potential penalties,
and utility cost metrics for three
compliance periods.

Source: Building Energy Exchange (BE-Ex)

Why Commercial Tenants Should

Care About Building Energy
Performance Standards

Aplan outlining actions that need to

be taken, for both private industry and
the District government in buildings,
energy infrastructure, and transportation
systems between now and 2032 to meet
the District’s ambitious GHG reduction
targets.

Source: Institute for Market Transformation (IMT)

Building Specification Sheet

Template

Atemplate for a building specification
sheet given to brokers, prospective
tenants, and parties involved in new fit-
outs and design that outlines the energy
and sustainability features of owner’s
buildings.

Source: NYC Mayor’s Office — Carbon Challenge

Tenant Energy Optimization Program
Report Summary: An approach that
integrates energy efficiency into tenant
space design and construction and
delivers financial returns through energy
conservation.

Source: Urban Land Institute (ULI) — Tenant

Energy Optimization Program

Tenant Energy Optimization Program
(TEOP) for Architects

10-step process forembedding energy
efficiency into leased spaces during initial
fit-outs or significant renovations and
shows how architects can plug in and use
itto streamline their work.

Source: ULI

Letter of Intent

Landlord-Tenant Energy Partnership

between landlords and tenants that will
make compliance to the new legislation
easierto achieve.

Source: IMT

Understanding the Business of Real
Estate: Information for the Successful
Implementation

This document aims to enhance city
personnel perspectives on how the real
estate industry functions—including
how different market actors work
togetherthroughout the various phases
of a building’s lifecycle—and foster
more meaningful conversations with
stakeholders.

Source: IMT

Making Efficiency Work for You: A
Resource Guide for Small Business

Landlords and Tenants

Efficiency Toolkit

Toolkit providing landlords and
tenants essential strategies and key
recommendations they can adopt to
integrate energy efficiency, starting at
site selection through operations.
Source: IMT

Green Leasing Info Sheet

Info sheet provides a top-line
introduction to green or high-
performance leasing, as well as IMT’s
Green Lease Leaders recognition
program.

Source: IMT

Overcoming Seven Key Landlord-
Tenant Hurdles to Make Ambitious
Carbon Reductions

This resource provides key takeaways
from the event, combining insights from
leaders representing building owners,
tenants, trade associations, nonprofits,
and the NY Green Bank. It also identifies
next steps to creating productive,
mutually beneficial relationships
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Aresource that presents replicable
starting points that complement current
value propositions around sustainability.
The guide includes the following
sections: Green leasing frequently asked
questions, Infographic: How the lease
can bring landlords and tenants together
on energy efficiency, sample green lease
clauses, tenant operations guide, tenant
build-out guide, case studies.

Source: IMT

Lease Negotiations

Green Lease Leaders: Tenant

Resource Guide

This document provides guidance

to tenants on how to comply with/
implement national green leasing
standards and achieve recognition as a
Green Lease Leader for their efforts.
Source: IMT

Green Lease Leaders: Landlord

Reference Guide

This document provides guidance

to landlords on how to comply with

and implement national green leasing
standards and achieve recognition as a
Green Lease Leader for their efforts. It
also sets the national standards for what
constitutes a green lease.

Source: IMT

Green Lease Language Examples
Collection of green lease clauses
presented in two forms; landlord or
tenant priorities for 28 sustainability
priorities in leasing.

Source: IMT

Green Leasingin DC

Business case for integrating green
leasing practices in a city with a building
performance standard. Includes
introduction to green leasing, why it is
needed to comply with the local law,
how stakeholders take action and lease
examples.

Source: IMT

Climate Mobilization Act Series:
Unlocking Tenant Efficiency

In this webcast, panelists outline energy
efficiency solutions for office tenants
and building ownerto work together and
implement.

Source: BE-Ex

Tenant Fit-Out

Retrofit Playbook for Large Buildings
Knowledge-sharing platform offering a
living library of case studies, technical
resources, and best practices to support
building owners and theirteams in
developing decarbonization roadmaps
for high quality, low carbon retrofits that
create asset value, reduce emissions, and
enhance the resilience of their assets.

Source: New York State Energy Research &
Development Authority (NYSERDA), Building
Energy Exchange (BE-Ex), RMI, Urban Land
Institute (ULI)

Playbook for [Tenants

Turning Data Into Action Report &

Tear Sheets

Retrofit packages of moderate to deep
emissions savings in base building and
tenant spaces suitable for four common
commercial building typologies at nearly

any level of baseline performance.

Source: BE-Ex

Commercial Tenant Success Stories
Select case studies of commercial
tenants working with the NYSERDA to
reduce operating costs, increase asset

value, improve productivity, and foster
a culture of sustainability in innovative
retrofit stories.

Source: NYSERDA

Build Out to Save Money
Build-out or tenantimprovement offers
great opportunities to improve the

energy efficiency of your space. Afew
simple decisions can help to reduce your
occupancy costs and ensure a healthy
environment for you employees.

Source: US Department of Energy - Better
Buildings

Tenant Design Criteria Guidance
Atemplate tenant design criteria used
as standardized guidance document to
inform all parties involved with a new

fit-out or renovation of opportunities
for building out and operating highly
efficient and cost-effective tenant space.
Source: NYC Mayor’s Office — Carbon Challenge

Energy Model Report Template
Atemplate for building owners
and operators to give feedback to
theirtenants on energy efficiency
performance.

Source: ULI - Tenant Energy Optimization

Program

Value Analysis Calculator

The Value Analysis Tool was created as
aresource for project teams to use as
part of the Tenant Energy Optimization
process to analyze the relative energy
and financial impacts of incorporating
energy performance measures (EPMs)
into a commercial tenant buildout.

Source: ULI - Tenant Energy Optimization

Program

High Rise / Low Carbon Report

This survey profiles eighteen projects that
undertook a deep retrofit that resulted in
often dramatic energy reduction.

Source: BE-Ex

Tenant Focus: Fitting Energy
Efficiency into Commercial Tenant
Fit-Outs, the How and Why
Technical training workshop to help
consultants, MEP engineers, and
architects better understand how to
integrate energy efficiency into their
work with commercial tenants.

Source: BE-Ex

Increasing Tenant Engagement
Through Plug Load Management
Forthe commercial real estate market,
this study presents PPL strategies and
their associated energy savings, while
also exploring the most cost-effective
pathways to implementation.

Source: IMT

Transforming the Market Through
Energy Management Information
Systems

Analyzes saturation of market and other
key barriers, while presenting current
national trends and solutions for how
commercial real estate professionals,
energy management information systems
(EMIS) vendors, utilities, and local
government actors can spread the usage
of EMIS and with it create lasting change
in energy management.

Source: IMT

Outside of the Four Priority Leasing
Cycle Steps

The Great Energy Disconnect

Four-part article series sharing the
lessons learned from the COVID-19
pandemic and the misalignment between
the occupancy and energy use and
defining strategies to realignthemin a
new, hybridized work environment.
Source: NYSERDA
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https://be-exchange.org/ll97-calculator/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://buildinginnovationhub.org/resource/improve-building-operations/tenants-and-building-performance-standards/
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1791166122
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1791166122
https://knowledge.uli.org/-/media/files/research-reports/2020/uli-tenant-energy-optimization-program.pdf?rev=a3ec0208ab594cc690d135324b32e9e7&hash=A0113F7599758BB69F0EB00150A5C091
https://content.aia.org/sites/default/files/2020-12/How_Architects_Can_Drive_High-Performance_Office_Fit-out_Projects.pdf
https://content.aia.org/sites/default/files/2020-12/How_Architects_Can_Drive_High-Performance_Office_Fit-out_Projects.pdf
https://www.imt.org/resources/the-landlord-tenant-energy-partnership-efficiency-toolkit/
https://www.imt.org/resources/the-landlord-tenant-energy-partnership-efficiency-toolkit/
https://www.imt.org/resources/green-leasing-info-sheet/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/overcoming-seven-key-landlord-tenant-hurdles-to-make-ambitious-carbon-reductions-a-reality/
https://www.imt.org/resources/green-lease-leaders-landlord-reference-guide/
https://www.imt.org/resources/green-lease-leaders-landlord-reference-guide/
https://www.imt.org/wp-content/uploads/2020/02/IMT-Green-Lease-Language-Examples-January-2020.pdf
https://buildinginnovationhub.org/resource/improve-building-operations/green-leasing-in-dc/
https://be-exchange.org/cma-series-unlocking-tenant-efficiency/
https://be-exchange.org/cma-series-unlocking-tenant-efficiency/
https://retrofitplaybook.org/
https://be-exchange.org/beexreport/commercialdata/
https://be-exchange.org/beexreport/commercialdata/
https://www.nyserda.ny.gov/PutEnergyToWork/Industry-Energy-Solutions/Retail-and-Office-Buildings/Commercial-Tenant-Success-Stories
https://betterbuildingssolutioncenter.energy.gov/sites/default/files/attachments/Large Office_Factsheet_Draft_v2.pdf
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1687321209
https://tenantenergy.uli.org/resources/
https://tenantenergy.uli.org/resources/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
https://www.imt.org/resources/understanding-the-business-of-real-estate-information-for-the-successful-implementation-of-a-building-performance-policy/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/
http://imt.org/resources/resource-guide-making-efficiency-work-for-you/
https://www.greenleaseleaders.com/wp-content/uploads/2018/08/Green-Lease-Leaders-Tenant-Reference-Guide.pdf
https://www.greenleaseleaders.com/wp-content/uploads/2018/08/Green-Lease-Leaders-Tenant-Reference-Guide.pdf
https://be-exchange.org/wp-content/uploads/2020/10/beex_highrise_lowcarbonreport_102920rt.pdf
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://be-exchange.org/winning-efficiency-projects-with-commercial-tenants-2/
https://www.imt.org/resources/increasing-tenant-engagement-through-plug-load-management/
https://www.imt.org/resources/increasing-tenant-engagement-through-plug-load-management/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://www.imt.org/resources/transforming-the-market-through-energy-management-information-systems/
https://www.nyserda.ny.gov/PutEnergyToWork/Industry-Energy-Solutions/Retail-and-Office-Buildings/The-Great-Energy-Disconnect

Appendix

Understanding Building Emissions

To better understand GHG emissions

and how buildings and their operations
contribute to those emissions, this
resource will explain: how emissions are
characterized, how much GHG emissions
are associated with a building in the
District, and ways to measure and target
lower emissions for your building.

Source: IMT

A Better Building That Pays for Itself
James Hampton, Chief Engineer for
Cushman Wakefield’s commercial office
property at 700 6th St NW, explains how
a personal commitment to cost savings
and better buildings, helped his team go
from an Energy Star score of 69 to 90 and
to invent the concept of free heating.
Source: IMT

Service Procurement Guide

This step-by-step guide will help you as
a building owner make decisions about
how to improve the operations and
energy efficiency of your building while
achieving triple-bottom line or high-road
solutions (environmental, economic,
and equity) through contracting by using
your economic power.

Source: IMT

Comprehensive Building Operations
and Maintenance Procedure
Template

Atemplate fora comprehensive O&M
plan, developed jointly by the owner
and tenant that includes mutual energy
management goals, contacts, energy

management procedures, schedules

for equipment, regular maintenance

and commissioning schedules, protocol
for fine-tuning equipment such as
sequences of operation, set points,
control strategies, and arecommended
training schedule.

Source: NYC Mayor’s Office — Carbon Challenge

Efficiency Playbook for DC Building
Professionals

The Priority Action Playbook from IMT’s
Building Innovation Hub outlines a list of
actions for each profession and describes
what they need to do to be prepared to
prioritize energy efficiency.

Source: IMT

Electric Submetering System for

Leased Spaces

Reference guide for landlords and tenants
considering an electric submetering

system for leased spaces.
Source: IMT

Guidelines for Energy Management
The US EPA’'s ENERGY STAR Guidelines
for Energy Management provides a

proven strategy for creating an energy
management program focused on
continuous improvement of energy
performance.

Source: US EPA - ENERGY STAR Program

How to Choose the Right Energy
Management Information System

To understand which EMIS is right for
your portfolio orindividual building,
download IMT and the DC Sustainable
Energy Utility’s questionnaire and select
the options that most accurately address
your needs. The right choice canyield
powerful insights that allow you to target

low- and no-costimprovements, as
well as strengthen the business case for
investing in efficiency upgrades.

Source: IMT

ENERGY STAR Tenant Space
Recognition by the U.S. Environmental
Protection Agency (EPA) for sustainability
efforts in leased office spaces.

Source: ENERGY STAR
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Glossary of Key Terms

Relevantto decarbonization efforts
within the commercial building
industry.

BREEAM

Building Research Establishment
Environmental Assessment Methodology
(BREEAM) is a method of assessing,
rating, and certifying a building’s
environmental sustainability.

Building Management Systems (BMS)
A control system installed in a building
that monitors and manages various
systems such as heating, ventilation,

air conditioning (HVAC), and lighting
systems. A BMS automatically regulates
and controls internal environmental
conditions, such as temperature, to
predefined set points. In addition to
monitoring building systems, a BMS also
optimizes energy use so that the systemiis
as efficient as possible.

Building Performance Standards (BPS)
Outcome-based policies and laws
aimed at reducing the carbon impact

of the built environment by requiring
existing buildings to meet energy and/
or greenhouse gas emissions-based
performance targets.

Building Letter Grades aka Building
Energy Grades aka Building Energy
Efficiency Ratings aka Local Law 95 of
2019 (LL95)

Requires certain buildings above

25,000 square feet to post an energy
efficiency grade at each public entrance.
Building Energy Efficiency Rating labels
include an ENERGY STAR scoreand a
corresponding letter grade indicating the
building’s energy performance relative to
its peers.

Carbon, Embodied

Embodied carbon is the total greenhouse
gas emissions released during

the lifecycle of building materials,
including extraction, manufacturing,
transportation, construction, and
disposal.

Carbon, Operational

Operational carbon is the total carbon
from all energy sources used to keep a
building warm, cool, ventilated, lighted,
and powered.

Climate Leadership and Community
Protection Act (Climate Act, CLCPA)
New York State law passed in 2019 that
outlines a path for achieving net zero
emissions, economy-wide, by 2050.

Climate Mobilization Act (CMA)

New York City legislation passed in 2019
aimed at reducing carbon emissions from
buildings, this legislation consists of a
slate of climate laws, including Local Law
97, designed to dramatically cut carbon in
New York City.

ENERGY STAR score

An energy efficiency score (1-100) that

a building earns using the United States
Environmental Protection Agency’s
online benchmarking tool, ENERGY STAR
Portfolio Manager to compare building
energy performance to similar buildings
in similar climates. See Building Letter
Grades.

ENERGY STAR Tenant Space

An EPA recognition for sustainability
effortsin a leased office space.

Playbook for [Tenants

Energy Use Intensity (EUI)

Energy Use Intensity (EUI) expresses a
building’s energy use as a function of

its size or other characteristics. EUl is
expressed as energy per square foot per
year and is calculated by dividing the total
energy consumed by the building in one
year (typically measured by kBtu) by the
total gross floor area of the building.

Fitwel

Areal-estate certification system that
evaluates the health-affecting aspects of
buildings to improve occupant well-being

LEED

“Leadership in Energy and Environmental
Design” (LEED) is a green building

rating system with multiple categories
for different building and space types,
providing a framework for healthy,
efficient green buildings.

Local Law 97 of 2019 (LL97)

New York City law that requires most
buildings largerthan 25,000 square feet
to meet strict greenhouse gas emissions
limits starting in 2024. This new law is
expected to reduce cumulative emissions
from large buildings at least 40% citywide
by 2030 through building retrofits.

Letter of Intent (LOI)

Aletter of intent is a document used to
indicate that both a tenant and building
owner have agreed to move forward to a
lease.

Real Time Energy Management (RTEM)
A system that continuously collects

and transmits a building’s current and
historical performance data to the cloud.
An RTEM system can detect equipment
faults, so they can be addressed before
they become failures orimpact occupant
comfort.

WELL

A performance-based system for
measuring, certifying, and monitoring
features of the built environment that
impact human health and well-being,
through air, water, nourishment, light,
fitness, comfort and mind.

23


https://buildinginnovationhub.org/resource/get-started/understanding-building-emissions/
https://buildinginnovationhub.org/local-leaders/case-studies/a-better-building-that-pays-for-itself/
https://buildinginnovationhub.org/resource/find-a-qualified-vendor/service-procurement-guide/
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1699390604
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1699390604
https://docs.google.com/spreadsheets/d/12jGcR_QCEktkQSYr_IPtXO4Wvqhi7x6J/edit#gid=1699390604
https://www.imt.org/resources/efficiency-playbook-for-dc-building-professionals/
https://www.imt.org/resources/efficiency-playbook-for-dc-building-professionals/
https://www.greenleaseleaders.com/wp-content/uploads/2018/08/Electric-Submetering-System-for-Leased-Space.pdf
https://www.greenleaseleaders.com/wp-content/uploads/2018/08/Electric-Submetering-System-for-Leased-Space.pdf
https://www.energystar.gov/sites/default/files/buildings/tools/Guidelines for Energy Management 6_2013.pdf
https://www.imt.org/resources/energy-management-information-system-questionnaire/
https://www.imt.org/resources/energy-management-information-system-questionnaire/
https://www.energystar.gov/buildings/building_recognition/tenant_space_recognition
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Disclaimer

While every effort has been made to contain correct
information, neither Building Energy Exchange nor

the authors make any warranty, express orimplied,

or assumes any legal responsibility for the accuracy,
completeness, or usefulness of any information,
apparatus, product, or process disclosed, or represents
that its use would not infringe privately owned rights.
None of the parties involved in the funding or the creation
of this study assume any liability or responsibility to

the user orany third party for the accuracy, completeness,
oruse or reliance on any information contained in

the report, or forany injuries, losses or damages arising
from such use or reliance. Reference herein to any
specific commercial product, process, or service by
itstrade name, trademark, manufacturer, or otherwise
does not necessarily constitute orimply its endorsement,
recommendation, or favoring by Building Energy
Exchange. The views and opinions of authors expressed
herein do not necessarily state or reflect those of

the Building Energy Exchange Board. As a condition

of use, the user pledges not to sue and agrees to waive
and release Building Energy Exchange, its members,

its funders, and its contractors from any and all claims,
demands, and causes of action for any injuries, losses
ordamages that the user may now or hereafter have
arightto assert against such parties as a result of the use
of, orreliance on, the report.
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The Building Energy Exchange is a center of excellence dedicated
toreducing the effects of climate change by improving the built
environment. BE-Ex accelerates the transition to healthy, comfortable,
and energy efficient buildings by serving as a resources and trusted
expert to the building industry.
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