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5 million Existing Commercial
Buildings in the USA

Consuming $100B of energy per
year

The Problems
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Note: Buildings DON’T produce CO2 per se

The Problems



So what are the targets?

(As per the USGBC)
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COULD reduce

The Problems



COULD reduce

IS THAT ENOUGH?

The Problems
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Expectation that
Energy Cost Savings..in

10 years

Expected Decrease in
Operations Costs

Expected Increase in
Building Values

Expected Increase in
ROI

Expected time to Lease

Examples



EXPECTED?

We MUST have real data

Examples



Examples



How are we
going to

achieve Net
Energy Zero?

Examples



How are we
going to

achieve Net
Energy Zero?

With Great difficulty!

1 way = generate our
electric

Examples



Not
Going to
Happen!

WHY
NOT?

Examples



Read It

Examples



“every little bit helps”

Examples



“every little bit helps”

If everyone does a little bit, we’ll
achieve only a little bit

We MUST be radical!

Examples
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PYRAMID

Work Started
December
1969

First Steel
Placed
November
1970

First Occupied
Summer 1972

Some Answers



48 Floors

Largest Floor: 5th,
21,025 sq feet

Smallest floor: 48th
2,025 sq feet

Total space: 530,000
sq feet

Total height: 853 feet,
including the 212-foot

spire

Some Answers



PROCESS

Where did we start?
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PROCESS

Where did we start?

BASELINE
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PROCESS

Where did we start?

BASELINE

The creation of a set of

starting points from

which to measure

progress

Some Answers



Baseline Results
Building-very well run

Tenants took alternative Transport

Large water saving-inside and out

Good Energy Star

 77

Some Answers



Facts and Updates
Co-Gen at the Pyramid

Emissions reduction reporting

Great Tenant Involvement

Great Interest

Purchasing

Recycling

Education

Some Answers



PYRAMID
RESULTS

Download
63 points

Achieved
59 points

Some Answers



COSTS AND ROI
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COSTS AND ROI

$100K saving in trash

Cost & ROI



COSTS AND ROI

$100K saving in trash

that’s 70% recycled

Cost & ROI



COSTS AND ROI

$100K saving in trash

about $600K saving in
energy costs

Cost & ROI



COSTS AND ROI

$100K saving in trash

about $600K saving in
energy costs

that’s generating 70% energy
on site (co-gen)

Cost & ROI



COSTS AND ROI

$100K saving in trash

about $600K saving in
energy costs

Increased Energy Efficiency
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COSTS AND ROI

$100K saving in trash

about $600K saving in
energy costs

Increased Energy Efficiency

Increased Tenant
Involvement

Cost & ROI



COSTS AND ROI

$100K saving in trash

about $600K saving in
energy costs

Increased Energy Efficiency

Increased Tenant
Involvement

Increased Marketing
Potential

Cost & ROI



Adobe San Jose

Adobe Headquarters at Twilight

Cost & ROI



Adobe San Jose

Three buildings, 1 million sq. ft.,
completed 1996, 1998, 2003

Summary of Sustainable Operations:

85 projects over seven years

 Cost: $2.1 million; rebates:
$474k; annual savings: $1.5
million

1.1 year payback; 91% ROI

Electricity reduced 39%

Natural gas reduced 38%

Domestic water reduced 47%

Irrigation reduced 80%

98% of solid waste diverted
through composting & recycling

CO2 reduced 19%; with REC’s,
100%.

Adobe Headquarters at Twilight

Cost & ROI



Adobe Dollar Results

Description #Projects Costs Rebate Savings ROI

Load Management 26 $445,248 $205,437 $729,185 304%

Lighting 19 $300,701 $44,918 $155,616 61%

Equipment 6 $298,439 $122,575 $107,976 61%

Monitor and Controls 1 $39,472 $11,000 $12,001 42%

Water Management 3 $145,732 $5,496 $31,287 22%

Waste Stream 1 $0 $0 $137,380 Immediate

Office Supplies 1 $0 $0 $8,700 Immediate

Sustainable Janitorial 1 $0 $0 $0 n/a

Indoor Air Quality 1 $0 $0 $0 n/a

Alternative Transport 1 $0 $0 $0 n/a

Compostable Paper 1 $0 $0 $0 n/a

Purchase Alternative Energy 1 $16,000 $0 $0 n/a

LEED Consultant 1 $105,000 $0 $0 n/a

Register/Certification 1 $12,000 $0 $0 n/a

TOTAL 64 $1,362,592 $389,326 $1,182,145 121%

Cost & ROI
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Adobe Dollar Results

Monitor and Controls 1 $39,472 $11,000 $12,001 42%

WWWWWWWWWWaaaatttttttttteeeerrrr MMMMMMMMMMaaaannnnaaaaggggeeeemmmmeeeennnntttttttttt 3333333333 $$$$$$$$$$$$111111111144444444445555555555,,7777777777333333333333222222222222 $$$$$$$$$$$$5555555555,,4444444444999999999999666666666666 $$$$$$$$$$$$3333333333331111111111,,22222222222888888888887777777777 22222222222222222222%%%%%%%%%%%%%%

WWWaaasssttteee SSStttrrreeeaaammm 111 $$$000 $$$000 $$$111333777,,333888000 IIImmmmmmeeedddiiiaaattteee

OOffffiiccee SSuupppplliieess 11 $$00 $$00 $$88,770000 IImmmmeeddiiaattee

SSSuuussstttaaaiiinnnaaabbbllleee JJJaaannniiitttooorrriiiaaalll 111 $$$000 $$$000 $$$000 nnn///aaa

IInndddoooorr  AAAiirr QQQuuaalliittyy 11 $$$000 $$$000 $$$000 nn///aa

Alternative Transport 1 $0 $0 $0 n/a

CCoommppoossttaabbllee PPaappeerr 11 $$00 $$00 $$00 nn//aa

PPuuurrrccchhhaassseee AAAlllttteeerrnnnaaatttiiivvveee  EEEnnneeerrrgggyyy 11 $$$111666,,00000000 $$$000 $$$000 nnn///aaa

LLLEEEEEEDDDD CCCoonnssuulllllttttaannttt 111 $$$$1110000555,,000000000 $$$$$000 $$$$0000 nn////aa

RRReeegggiiisssttteeerrr///CCCeeerrrtttiiifffiiicccaaatttiiiooonnn 111 $$$111222,,000000000 $$$000 $$$000 nnn///aaa

TTOOOTTTAALL 66644 $$$111,333666222,55999222 $$$333888999,333222666 $$$111,111888222,11144555 11122111%%%

On ‘energy features’

42% to 304% ROI

Yet still only reducing gross Energy 40%

Cost & ROI



Going Forward

Adobe San Jose and Adobe San Francisco Buildings Re-certified LEED-
EB, Platinum

Adobe Boston Certified LEED-CS Gold; Adobe Boston Being Certified
LEED-CI Platinum.

Adobe Seattle being certified LEED-EB, Gold or Platinum

Adobe Noida (India) being certified LEED-EB

Sustainable Best Practices being extended to Adobe Offices worldwide

New Projects Completed or Being Considered 2009-10:
• Implemented Filtered Water Dispensers
• Converted all printers to Dual-sided Copying
• Installed Thermal Window Film on South & West Facing Windows
• Replaced 740 Halogen Lamps With LED
• Installed 20 Wind Turbines on 6th Floor Patio, San Jose Site
• Installing Natural Gas-Fired Fuel Cells April 2010
• Converting 2,050 Fluorescent T8 Lamps in Garage to LED
• Testing Dual-flush, Automated Toilets
• Analyzing Solar Tracking Skylights for San Francisco Offices

Cost & ROI



Going Forward

Adobe San Jose and Adobe San Francisco Buildings Re-certified LEED-
EB, Platinum

Adobe Boston Certified LEED-CS Gold; Adobe Boston Being Certified
LEED-CI Platinum.

Adobe Seattle being certified LEED-EB, Gold or Platinum

Adobe Noida (India) being certified LEED-EB

Sustainable Best Practices being extended to Adobe Offices worldwide

New Projects Completed or Being Considered 2009-10:
• Implemented Filtered Water Dispensers
• Converted all printers to Dual-sided Copying
• Installed Thermal Window Film on South & West Facing Windows
• Replaced 740 Halogen Lamps With LED
• Installed 20 Wind Turbines on 6th Floor Patio, San Jose Site
• Installing Natural Gas-Fired Fuel Cells April 2010
• Converting 2,050 Fluorescent T8 Lamps in Garage to LED
• Testing Dual-flush, Automated Toilets
• Analyzing Solar Tracking Skylights for San Francisco Offices

Will All This
Reach 67%
Reduction?

Cost & ROI
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Create the Starting point…..
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Create the Starting point…..

Involve the tenants…..



LESSONS LEARNT

Create the Starting point…..

Involve the tenants…..

Work with your vendors..



LESSONS LEARNT

Create the Starting point…..

Involve the tenants…..

Work with your vendors..

Make use of all the EXISTING
‘things’….
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NEXT STEPS

Check back in…



NEXT STEPS

Check back in…

Increase the Energy
Efficiency



NEXT STEPS

Check back in…

Increase the Energy
Efficiency

Keep the tenants
involved



NEXT STEPS

Check back in…

Increase the Energy
Efficiency

Keep the tenants
involved

Re-certify…



The Plaque



5454

The Plaque is a
validation….



5555

The Plaque is a
validation….

…it is not a
substitute





Blow your Own GREEN
Trumpet!
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THANK YOU
Barry@buildingwise.net


