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USAA Real Estate Company —
e \Who Are We?

 USAA, our parent, is Fortune 200 financial services company with over
$96 billion in owned and managed assets.

* Investor, Developer and Manager of commercial real estate through out
the United States investing capital in real estate development, build-to-suits
and acquisitions

* We have a strong commitment to customer service, operational
excellence and environmental stewardship

« 5time Energy Star Partner of the Year- due to our leadership in energy
efficiency management and environmental stewardship

« One of 14 companies participating in development of the USGBC
LEED Portfolio Program
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Then & Now
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Look at Us!
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Evolve or Perish

N Oil Prices
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Source: GASearch; June 2006. Note: 12 month averages of WTI NYMEX prices. *12 months ending in April 2006.
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| Today's Goals n

 Qverview of “What Is a Sustainable
Property”

 Business Strategy
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What Is a Sustainable
I Property?

United States United Kingdom

LEED (Leadership in Energy & BREEAM (65,000 certified)
Environmental Design) Asia

EnergyStar CASBEE: Japan, Korea
Global Reporting Initiative HKBEAM: Hong Kong
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Building Performance as a

| Business Strategy

e Poor building performance impacts not only utility bills
and overall property operating costs....

— property value
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How best to Execute on

Sustainable Operations?

Must make the Business Case for sustainable
operations
By Business Case we mean...

— Improve overall operational efficiency

— Dramatically improve energy efficiency

— Reduce water consumption

— Increase recycling and reduce waste

— Improve procurement to include “sustainable
products”

— Eliminate toxic chemicals for cleaning & use
green cleaning methods

All of these combine to lower costs by more
than it costs to implement “sustainable
operational strategies”
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Why Is Energy so

J Important? n

O R&M
SSH0 O Utilities
20%
@ Taxes & Ins. (Fixed
Costs)
TOTAL OPERATING COSTS O Administrative

DATA from BOMA 2006 Experience Exchange Report
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L EADERSHIP in WHAT IS THE LEED SYSTEM?

ENERGY and
ENVIRONMENTAL
DESIGN

L

A voluntary,
consensus-based
national standard for
developing high-
performance,
sustainable buildings
and interiors
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LEED

N _

-

e Leadership in Energy and Environmental Design (LEED)

— Provides a framework for assessing building performance &
meeting sustainability goals.

— Use LEED as guideline to implement green practices
LEED-NC || LEED-EB || LEED-CI |

NEW CONSTRUCTION EXISTING COMMERCIAL
& MAJOR RENOVATION BUILDINGS INTERIORS
version 2.1 version 2.0 version 2.0

LEED-CS | | LEED-ND

CORE & SHELL NEIGHBORHOOD

i i DEVELOPMENTS |
PILOT . | UNDER DEVELOPMENT |
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| The LEED-EB Difference :

« LEED for Existing Buildings
— Focuses on building performance
— Helps building teams reduce the environmental
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Energy Efficiency

Waste Management

Air Quality




LEED EB Program Basics

« Must Meet All  Prerequisites
e 92 Points Organized as Credits
* Credits Divided Into Five Categories

GovEnergy
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|LEED EB Program Basics

 Performance Period
— 3 months of data
e Can Re-certify Every 1to 5 Years
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LEED EB is not that hard to do once you get started...

Location of Building in an Urban Area 1 point

Alternative Transportation — Proximity to Mass Transit & Hybrid Parking 2 points
Energy (Score of 83) — EPA Energy Star Rating 6 points
Waste Stream — 40% reduction 2 points
Water Efficiency —50% reduction in irrigation 1 points
Native Landscaping — 75% of site 2 points
Green Cleaning 7 points

~GovEnergy
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U

.\Q( LEED for Existing Buildings v2008
§ § Date last updated: CTG

LUSAA®  Project Name: PROJECT NAME
Start Performance Period: TBD

If all Pendings and half of the Mayhes areachieved: Not Certified

00 0|0
ertified 32 to 39 Paints; Silver 40 10 47 Foints; Gold 48 to 53 Paints; Platinum B4 to 85

000 ]| 0
= L
o =

EA p1 Systems Documentation Reqd
EA p2 Minimum Energy Performance Reqd
EA c1.1-15 |Optimize Energy - Energy Star:63/66/69/72/75/77/79/81/83/85/87/89/91/93/95 15
EA c6 Emission Reduction Reporting 1
EA ¢3.1 Performance Measurement: Building Automation System 1
EA c3.24 Performance Measurement! System-Level Metering 3
EQ ¢2.3 Thermal Comfort: PermanentsMonitoring 1
EQ c2.1 Controllability: Lighting 1
EQ c2.2 Controllability: Temperature and Ventilation 1
EA p3 Ozone Protection Reqd
EA c5 Additional Ozone Protection 1
EQ p1 Outside Air and Exhaust Reqd
EQ ¢1.2 IAQ Best Management Practices: Qutdoor Air Delivery Monitoring 1
EQ c1.3 IAQ Best Management Practices: Increased Ventilation 1
EOQ ¢1.4 IAQ Best Management Practices: Reduce Particulates in Air Distribution 1
EOQ ¢1.1 IAQ Best Management Practices: IAQ Management Plan 1
EA ¢c2.1-2 Existing Building Commissioning: Investigation & Analysis 7
EA ¢2.34 Existing Building Commissioning: Implementation 7
EA c2.5-6 Existing Building Commissioning: Continuous Commissioning .
WE r1 Minimum Indoor Plumbing Fixture Efficiency Reqd
WE ¢1.1 Water Performance Measurement - VWhole Building YWater Meter 1




M improvements

General
Benchmark in Energy Star
Audit Energy & water bills, recover billing errors
Energy Star best practice Training
Shift to day cleaning

Audit lease agreements & utility bills, recover
errors/re-negotiate terms.

HVAC
Reduce HVAC operating hours
Adjust space temperatures
Install programmable thermostats
Optimize reset schedules
Repair airside economizers
Clean evaporator/condenser coils
Repair duct leaks and insulation.
Reduce fan speeds
Install CO2 controls
Occupancy sensor interlock

Many Easy Areas to Make

Water
Separately meter irrigation and cooling tower water.
Install water saving fixtures.
Retro-commission irrigation controls

Lighting
Reduce lighting operating hours (timers, occupancy
sensors, overrides)
Reduce lighting levels
Group relamping (F26T8)
Install lighting occupancy sensors
Retrofit exit and sighage with LEDs

WorkPlace
PC power management
Equipment OFF tagging and employee training
Janitorial OFF sweep
Vending misers

Building/Envelope
Cool roofing
Weather-stripping

Source: CB Richard Ellis, 2007
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Energy Star Performance Rating

Is 10 MPG high or low for an automobile? Is 80 kBtu/SF/YR high or low for a
building?

~GovEnergy
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STATEMENT OF ENERGY PERFORMANCE
W Building Name Here - 271171999

EUILDING BUILIMNG OWNER
Baildag Nane

Street Address Name, Street Address
Gity. ST Fpeode

Giross Buil dmg Area (1)

Comstructedin

OFFICE:

DATA CENTER:
GARAGE:
VUTILITY BILL SUMNARY.
¥ ear Start to Finlsh

ENERGY STAR BENCHMARK ING ASSESSMENT

Thixs building quali fies for the ENFRGY SEAR Label for Buildings.

| Basas o the conditons observed at
| ther chame af oy wisdt o phis Beclldimg,
/| L™ T cervify thas this staves ewt i
INDOOPR. ATR. POLLUTANTS CONTROLLED? AR
ADEQUATE VENTILATION PROVIDED?
THEEMAL C ONDITIONS MET?
ADEQUATE ILLUMINATION FROV IDED?

Statement of Energy
= Performance

Normalized Benchmark Data

Energy Performance Rating:

Energy Consumption:
(kBtu/ft2-yr):

Energy Costs/SF/YR:

Emissions:

CO2 (1000 Ibs/yr):

SO2 (1000 lbs/yr):

NOX (1000 Ibs/yr):

ENERGY
STAR

75

95

$1.75

5,465

23

187
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Technology Doesn't Always Equal
Performance ...

O ENERGY STAR 1999 -
2001

61.4 KBtufft2lyr
B ENERGY STAR 1999 -

2001

61.4 kBtu/ft2/yr
B ENERGY STAR 2001

B ENERGY STAR 2001

0O ENERGY STAR 2000

0O ENERGY STAR 2000
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o Energy & Atmosphere
| Hanging
Fruit
4
Srﬁall Prﬁf;Ed
bt Caution
Value

Portfolio Dppﬂrtunity Type Payback Savings Reputation Leadership
Energy & Atmosphere
A&E.1 Improve Tracking of Energy Consumption 1 <1yr X X
A&E.2 Wholistic Accounting of Greenhouse Gases 2 ha X
A&E.3 Improve Truck & Vehicle Fleet Efficiency 2 na X X
A&E.4 Occupancy Sensors 1 1-3yr X X
A&E.5 Day Cleaning for Janitorial Services 3 <1yr X
A&E.6 Group Re-lamping with Super T-8 1 13 yr X X
A&E.7 ldentify and Maximize Energy Retrofits. 2 1-5yr X X
A&E.8 Photovoltaics 2 5-10yr X X X
A&E.9 Daylighting and Controls 2 3-5yr X X
A&E.10 Additional Ozone Protection 4 ha X
A&E.11 Demand Response 1 <1yr X X

Source: CB Richard Ellis, 2007



| Regular Discussion is Key

* Recurring group & one on one meetings
— Intro; Green Cleaning; Site

GovEnergy
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The Path to LEED-EB
| Certification %f

*Focus on the business case approach
*Get “top down” commitment for efforts
*Each property designates a team leader

~GovEnergy
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* Project Toolkit
— Building Operating Plan template

- GOVEnergy
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{What iIs LEED-EB?

* Flexible
— Align credits to match your organization structure
— Use synergies to develop your program

- GOVEnergy
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| Why LEED-EB?

« LEED-EB Helps:
— Solve building-operation problems
— Reduce building-operating costs
— Improve indoor environmental quality

~GovEnergy
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I

Triple Bottom Line...

ECONOMIC
PERFORMANCE

N0
CE. "F‘t‘%‘,.;-ﬂ
=y ) 5
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Select “Green” Industry Citations

of Health & Productivity Benefits

1. GSA Innovative Workplaces: Benefits & Best Practices, 2006
. “Employees planning to leave are 25% less satisfied with physical workspace.”
. “15% reduction in absenteeism confirmed by two studies.”

. 3% productivity increase based on two studies.

~GovEnergy
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Select “Green” Industry Citations of
Health & Productivity Benefits (cont.)

3. Building Design & Construction, November 2006

. Seven case studies demonstrating that high-performance ventilation systems cut
respiratory illnesses (including asthma and allergies) by 10-90%.

Thirteen studies that suggest individual productivity gains from HVAC
improvements; 14 studies that link temperature control to performance gains of 0.2-

~GovEnergy
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Linking IEQ To Value

Adverse Health Impacts

(headaches, dizziness, eye and
respiratory irritation and Healthcare Costs
mfections, asthma, cancer)

Absenteeism
INDOOR

ENVIRONMENTAL
QUALITY

(lighting, views, air quality, .
temperature control, noise) Productivity

OCCUPANT
Distraction/Attention OUTCOMES

Satisfaction

Mood and Cognition

- Excellent - Innovation
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How Can We Help?
| (education, education, education)

 Educate the Owner
 Educate the Occupants

~GovEnergy
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I

...Creates Business Value

e Lower costs of production
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‘Available Resources

ENERGY STAR — become an ENERGY STAR Partner and learn about the
available tools, including the Energy Performance Rating benchmarking tool
www.energystar.gov

Property Management provider partner — make sure they understand
organizational goals & ask for them to provide support

—www.boma.org/aboutboma/BEEP

www.boma.org/AboutBOMA/TheGreen

~GovEnergy
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How Can You Partner to
| Improve Results %f

BOMA Energy Efficiency Program (BEEP) Overview
Six web-assisted audio seminars:

. Introduction to Energy Performance
. How to Benchmark Energy Performance

~GovEnergy
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Clinton Climate Initiative: Energy

Efficiency Retrofit Program

Four ESCOQO’s audit public and large private Buildings.
ESCOQO’s guarantee energy savings in projects managed

Five Banks committed $1 billion to finance projects

~GovEnergy
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Tools and Techniques :

]

> Tools and techniques to maximize the sustainable aspects of all
projects

— LEED Project Checklist
— Materials Certification Form

~GovEnergy
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£~ Summary & Conclusions

 |dentify organizational goals & how energy
efficiency/environmental stewardship fit

 Develop a strategic plan

 Assess where you are today — Benchmarking & Audits

* Look for levering of partnerships

« Take advantage of all training opportunities

« Remember continuous improvement — process is on going

 Continue to measure and report your results — results
sell change

Brenna Walraven
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Make the Business Case for

! Sustainability Efforts

 Understand what the key performance goals are

 Present changes, investments, new ideas in terms of organizational
goals

~GovEnergy
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!Operating Green Won't Take More Green
Py

« Portfolio Program will
drive down costs.

e “Green” Is really
about doing twice
as well using half
the resources

/;%ﬂgo}/\l\" <ED ST4 'ﬂr. \;yARTM
21 @ Brenna Walraven
W7 GSA g Bl e
/e 0 5
0, 2 <4 Ay,
NS 05 2
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Benefits of Certification - Does it

» |ssue: the cost/benefit of LEED Certification (versus the
cost/benefit of green) — do you need to certify?

« What is the value of 3rd party certification? My building got

~GovEnergy
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What Is The Future of

| Green? n

ASHRAE 189 — Green written as code
Architecture (AlA) 2030 — Net zero emissions

Over 10 pieces of current legislation on issues of energy and
emissions

GovEnergy
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What's Ahead

Make an Impact ﬂ%{.ﬁ I  Vertical Cities
SO ~ « Zero-Energy
Buildings

Carbon Neutral
Cities

~GovEnergy
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- GOVEnergy
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| WORRI ED.

BE VERY
WORRIED.

Climate change isn't some vague

Tuture proklem—it's al
damaging the planet at an alarming
pace. Here's how it affects you, your
kidss and their hids as wall

EARTH AT THE TIFPING POINT
HOW IT THREATENS YOUR HEALTH

HOW CHINA & INDIA GAN HELP
SAVE THE WORLD—OR DESTROY IT

THE CLIMATE CRUSADERS




Would you like to know more about

« Go to the GovEnergy website to get a copy of
the presentation

~GovEnergy
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