
TIAA-CREF ENERGY STAR® Award Application 

Partner of the Year – Energy Management

Section 1: Management Practices

1a. Guidelines for Energy Management
We developed a five-step process for our energy management program, using the ENERGY STAR Guidelines for Energy Management as the backbone (see the graphic to the right).  
Make Commitment: TIAA-CREF has a long-standing commitment to improve the environmental performance of our investor-owned real estate portfolio. In 2006, we formalized this commitment by launching a portfolio-wide Environmental Initiative. The first priority of this initiative is reducing energy consumption in our office portfolio, recognizing that energy is the single largest operating cost in our commercial buildings and offers the greatest potential for combating climate change. We set a goal of 10% energy intensity reduction by 2010.  
A major factor in the decision to first target reductions in our investor-owned office buildings’ energy use was the availability of ENERGY STAR resources. We mapped a program that follows the Guidelines for Energy Management, and used Portfolio Manager as the foundation for establishing baselines and measuring improvements over time.  
In 2008, we also kicked off efforts toward improving water efficiency and minimizing the waste stream from our assets – the second and third components of our Environmental Initiative. Our approach for these components adapts the ENERGY STAR approach and resources to address water and waste management. 
Senior executives Tom Garbutt (Managing Director – Global Real Estate), Mark Wood (Managing Director – Asset Management), Trevor Michael (Managing Director – Asset Management), and Nicholas Stolatis (Director – Strategic Initiatives Asset Management) provide executive leadership for our Environmental Initiative. We originally announced our initiative through communications and presentations to our employees, asset managers, and third-party property managers, demonstrating our firm commitment and gaining buy-in and awareness from these stakeholder groups.  
We continued to reinforce this commitment throughout 2008 with additional presentations to TIAA-CREF asset managers, personally delivering the ENERGY STAR message and discussing our environmental initiative (Attachment 1 shows select slides). Our asset managers are each responsible for up to 20 buildings and are the critical path to get TIAA-CREF’s organizational mission and policies implemented at each property. Additionally, each communication to our property managers and asset managers emphasizes our continual dedication to ENERGY STAR, our energy intensity reduction goal, and the Environmental Initiative.  Attachment 2 contains selections from these communications.  
In addition, new Environmental Initiative activities in 2008 required additional commitments of resources and attention from executive management, asset managers, and property managers.  For example, we initiated an effort to incorporate considerations of ENERGY STAR labels and energy performance ratings into acquisition and disposition activities, such as obtaining benchmarking data during the due diligence process. TIAA-CREF also requires that all new acquisitions are benchmarked within one month of closing. For dispositions, it is our policy to share the energy performance rating and work with the buyers to transition the building to their Portfolio Manager account, or encourage them to establish one.  
Assess Performance: After establishing our commitment, the first step in our evaluation process was creating an accurate baseline of energy performance for our entire office building portfolio using Portfolio Manager. TIAA-CREF mandated that each property receive a Portfolio Manager baseline for the year ending in January of 2007. This initiative was successfully completed, and new acquisitions are benchmarked with available historic energy data and space attribute data.
The Environmental Initiative and the benchmarking process require extraordinary coordination due to the fact that we employ more than 20 different property management firms in our office portfolio. There is an inherent challenge in creating consistency across a portfolio managed by many diverse organizations. We have faced this challenge head-on by leading and guiding our property management firms, sometimes in directions that are different from the way they are used to operating. Fortunately however, many of our property management firms are ENERGY STAR partners and are familiar with Portfolio Manager.
Throughout 2008, we maintained up-to-date benchmarks for each of our currently owned properties and diligently monitored data, following up with property managers when we observed lapses in data entries. At present, we have 165 benchmarked office buildings in our master account, with an average rating of 75. This represents a portfolio-wide average rating increase of 2.9% 
over our baseline as of third quarter 2008. Preliminary analyses during fourth quarter 2008 show that this number is continuing to go up.   

We used the ratings to prioritize properties for a new initiative in 2008 – portfolio-wide assessment of properties’ potential for certification under LEED for Existing Buildings: Operations & Maintenance. Properties with energy performance ratings of 69 and higher were given self-assessment tools and in-depth training on LEED-EB requirements in order to begin the assessment process (see Attachment 3 for select slides).
Set Goals: The Environmental Initiative’s ultimate goal is to continually reduce our environmental footprint through improved energy performance, water efficiency, and better waste management practices. We set an initial goal of a 10% energy intensity reduction by 2010 for the office portfolio. Senior management communicated this goal to all asset managers and property managers. Further, since the goal aligns with the ENERGY STAR Challenge, we have “taken” the challenge. The goal was communicated publicly in a press release (Attachment 4) and covered in multiple publications (Attachment 5). We are using Portfolio Manager as the primary method of tracking progress toward this goal.

We also determined that we could capitalize on multiple opportunities by achieving our energy efficiency target, and communicated these points along with the 10% goal:
· Reduce energy use and operating expenses through no- and low-cost solutions.

· Mitigate our contribution to climate change.

· Improve occupant productivity, health, and comfort.

· Make investment real estate more valuable with increased NOI and enhanced asset value.

· Make our properties more competitive with better-controlled operating costs.

· Set an example of socially responsible investing.

· Promote ENERGY STAR and energy efficiency to our partners and constituents.

Create Action Plan: Having gained a solid picture of our portfolio’s energy performance through benchmarking in 2007, we moved into the second and third steps of our process – analyzing data and identifying improvements. In 2008, we reassessed our approach and solidified an action plan with a financial motivation for improving assets; our approach involved focusing first on properties with lower ratings and the largest square footage, since improvements there would have the most immediate and greatest environmental and financial impact. This financial motivation was emphasized in internal and external communications (e.g., Attachment 6).
We identified 60 
priority properties and developed a detailed questionnaire of operational procedures, equipment, and building systems. The questionnaires were completed by the property managers and building engineers and were followed up with telephone interviews to gain greater clarity and refine responses. These “virtual audits” provide insight into equipment and procedures in the buildings, generating ideas for quick implementation of no- and low-cost solutions as well as providing a basis for more capital-intensive energy performance improvements. A sampling of topics included ENERGY STAR-qualified equipment, temperature set points, preventative maintenance programs, whether tenants are in the buildings and actually need conditioned air on weekends, and whether properties are maximizing the potential of their Energy Management Systems. 
The results of these questionnaires form action plans for individual properties, which are distributed by TIAA-CREF senior management to asset managers and property managers with direction to make implementation an immediate priority. To date, we have evaluated more than half 
of our properties and identified property specific recommendations for them to implement.
Implement Action Plan: The property-specific action plans developed during the assessment and planning phases are in the process of being implemented. In addition, our team identified several portfolio-wide opportunities that were formalized into standard operating procedures (SOPs) that we have provided to all of our properties. The list of SOPs (Attachment 7) was developed after having discovered energy-efficiency measures that could likely be implemented in all properties and should be included in sound energy management practices. For example, reducing Saturday HVAC runtime was identified as a significant opportunity for reducing energy use across the portfolio. Many buildings provide Saturday HVAC hours per the lease, though tenants often do not come in to the building on weekends. Multiple properties are realizing significant savings by approaching their tenants about only providing Saturday HVAC upon request. For example, Parkview Plaza in Oakbrook Terrace, IL, is reducing Saturday HVAC in 40% of the building and will save an estimated 197,000 kWh and $17,700 annually. At World Trade Center East in Seattle, WA, they are reducing weekend operating hours by 6 hours, which reduces energy consumption by 379,000 kWh and operating costs by about $26,500 annually.  
Many of our properties are realizing significant energy and cost savings by implementing their individual energy management action plans. Representative examples include: 
· Normandale Lake Office Park (Bloomington, MN): Examples of improvements made as a result of a recommissioning study included correcting a stack effect problem by sealing and insulating gaps at the roof parapet and adjusting the energy management system. In addition, the lighting in all parking garages was retrofitted. One tower’s energy intensity has been reduced by 24% since 2006. This equates to about $121,400 in annual energy costs savings (1.6 million kWh).       

· 701 Brickell (Miami, FL): T-12 lighting in the garage was retrofitted with T-8’s. Cost savings are estimated to be $46,000 per year (386,000 kWh), with an estimated payback of 1.7 years. 

· Harrison Building (McLean, VA): The property’s electric utility provides 30 minute interval data of energy usage at no cost. Graphing interval data to analyze daily energy use, we discovered that the HVAC was fully operational on Sundays for an extended period of time, despite that the building is not generally in use on Sundays. Resolving this brought an immediate savings of approximately $2,600 monthly and $31,200 annually (or about 438,000 kWh saved each year). 
· Oak Brook Regency Towers (Oak Brook, IL): 32 watt T-8 tubes were replaced with high efficiency 25 watt T-8’s, and mercury vapor lighting was retrofitted with CFLs. The EMS was modified to be able to control lighting based on ambient lighting levels. Finally, two 120-gallon electric water heaters were replaced with new, more efficient models. Energy consumption in the first half of 2008 was 8% lower than the first half of 2007. Using an average rate of $0.12 per kWh, this equates to an estimated annual energy savings of $92,000 (767,000 kWh annually).
· World Trade Center North (Seattle, WA): Motion sensors were installed in all stairwells (with a $90 per sensor utility rebate) and activated in all restrooms. 175 watt halogen lamps were replaced with 32 watt T-8 lamps, and MR-16s with 9 watt LEDs. Significant savings are expected. 
· Fourth and Madison (Seattle, WA): Though this building currently has an ENERGY STAR rating of 94, TIAA-CREF is still pursuing continual improvements. 1,200 32 watt T-8 lamps were replaced with 25 watt T-8 lamps. The annual energy cost reduction is approximately $4,415. The first year net cost savings were $1,035, with $4,425 savings each year thereafter. 
· Puget Sound Energy Resource Conservation Management (RCM) Program: Through this program, Puget Sound Energy offers a number of incentives that TIAA-CREF properties in the Seattle area can utilize. Currently, they have received three free energy audits, as well as access to energy management accounting software and energy interval data.  TIAA-CREF will also receive at least $85,000 in grants over a three year period to invest in energy saving projects if mandated energy reduction targets are met through operations and maintenance measures.  The properties in the PSE service area will also take advantage of numerous PSE rebates for retrofits and upgrades.

· La Jolla Commons (San Diego, CA): La Jolla Commons, a new joint venture that is 95% owned by TIAA-CREF, is the first project in San Diego to receive “Designed to Earn the Energy Star” status. It is also Southern California’s first high-rise multi-tenant office building to achieve LEED for Core & Shell Gold certification. A September 2008 grand opening event at the property was attended by Karen Butler (ENERGY STAR’s manager of programs for new commercial construction) and David Gottfried, founder of the USGBC (Attachment 8).
Evaluate Progress: TIAA-CREF’s achievements in 2008 have set the stage for more activity in the coming years. Our current priority is to continue to evaluate our progress and focus on maintaining and rewarding successful efforts in order to achieve our goal of 10% energy intensity reduction by 2010. In order to track progress towards the goal, we have developed an internal quarterly benchmarking report that summarizes energy performance on a portfolio, regional, and property-specific basis.  It contains many of the key metrics that are important to our business, such as:

· Portfolio-wide energy performance ratings and CO2 reduced.
· Property baseline ratings and most recent ratings.
· Most recent energy data entered for each property.
· Energy intensity and energy cost per square foot.
· Label eligibility and application status.
Properties that show a decrease in ENERGY STAR ratings and an increase in energy intensity since the baseline are contacted to assess potential reasons for the negative trend. Overall, we are realizing a trend of decreasing energy intensity across the portfolio and therefore a continual improvement in our average ENERGY STAR rating. We conducted a separate analysis of the properties that show an energy intensity reduction in Portfolio Manager. These 106 highly successful properties show an adjusted energy intensity reduction of 7.3% and an average ENERGY STAR rating of 77 (an improvement of 6.9% over the baseline rating of 72). The remaining properties average a 4.4% adjusted energy intensity increase. We are focusing immediately on those properties to better understand why energy intensity is increasing and ultimately improve their performance in order to meet our 10% energy intensity reduction goal.
Recognize Achievements: A critical component of the Environmental Initiative is demonstrating our results. We pursue ENERGY STAR labels for all qualified properties. We are also ensuring that all labeled buildings have detailed profiles on the ENERGY STAR Web site, highlighting best practices and communicating our commitment and success. As of third quarter 2008, we have forty-four 2007 labels and sixteen 2008 labels, representing over 21 million SF. An additional eight 2008 label applications are in process.

Further, we regularly promote our 2008 ENERGY STAR Partner of the Year award, such as in the attached quarterly report of investment distinctions awarded to TIAA-CREF (page 2 of Attachment 9) and in property/tenant communications (Attachment 10). We also use the 2008 Partner of the Year logo on all appropriate internal and external communications. Attachment 11 is a selection from a brochure on our socially responsible investing initiatives highlighting our energy intensity reduction goal and our ENERGY STAR Partner of the Year award.
1b. Projects, Strategies, and Tools that Have Led to Success

Office Sector: Given the proven track record of EPA and ENERGY STAR and the availability of office-specific tools and resources, TIAA-CREF chose to design our energy management program for our office assets around these resources. We developed our energy management strategy in keeping with the Guidelines for Energy Management, as detailed above. In 2007, we completed a major initiative to establish an accurate baseline of energy performance for our entire office portfolio using Portfolio Manager. Our third-party property managers were provided with several private ENERGY STAR benchmarking training sessions, and we maintain up-to-date benchmarks for each property. In 2008, we continued to update our benchmarking data monthly and have 165 benchmarked office properties. This represents more than 200 individual buildings, as some assets with multiple buildings are benchmarked as campuses. 

Other tools we used to manage our process in 2008 included the property questionnaires, interview formats, property action plans, and SOPs described in Section 1a above. We regularly use the Building Upgrade Value Calculator to make the case for items in our property action plans and SOPs. We have also reviewed the updated Building Upgrade Manual and plan to utilize relevant information from it to make improvements to our properties.
Finally, we support our property managers’ involvement with ENERGY STAR. More than 80% of our office buildings are managed by ENERGY STAR partners. These organizations include Transwestern, CB Richard Ellis, Hines, Jones Lang LaSalle, Cushman & Wakefield, Cousins Properties, Equity Office Properties, Lincoln Property Company, Grubb & Ellis, Childress Klein Properties, Wright Runstad, and Boston Properties. We promote these property management firms to leverage their knowledge of energy efficiency and sustainability (and in some cases, their ENERGY STAR Partner of the Year awards) to communicate with tenants on these topics (e.g., in the newsletters provided as Attachment 12).
Multifamily Sector: In 2007, we established a baseline of environmental performance for multifamily properties.  We used an innovative, customized assessment method modeled after ENERGY STAR methods and tools, given that Portfolio Manager is not yet available for multifamily properties.  In 2008, we took the next step of using the results of that assessment to create recommendations for individual multifamily properties and the portfolio as a whole. Recommendations for all 45 communities (comprising approximately 12,000 apartment homes) included establishing policies to purchase only ENERGY STAR-qualified appliances for units, purchasing only ENERGY STAR office equipment for property management and leasing offices, replacing all incandescent bulbs  with ENERGY STAR-qualified CFLs and other high efficiency lighting, using programmable thermostats and photosensors to reduce unnecessary HVAC and lighting use, and going above and beyond minimum HVAC efficiency standards. Attachment 13 shows examples of property recommendations. 
TIAA-CREF Participation in Change the World, Start with ENERGY STAR: We implemented a major initiative in support of the October 2008 kickoff of the Change the World, Start with ENERGY STAR campaign and the ENERGY STAR Pledge. Please consider the details about this initiative, and the associated attachments, as TIAA-CREF’s application for the award for Excellence in ENERGY STAR Promotion. 

· Description: TIAA-CREF provided free ENERGY STAR qualified compact fluorescent light bulbs (CFLs) to each employee of the tenant companies in its investment office buildings, and each of its 7,100 corporate employees in 6 locations. In addition, we provided free CFLs to replace all the incandescent bulbs in all of our multifamily units. This was done in the context of Change the World, Start with ENERGY STAR, and the ENERGY STAR Pledge. We distributed more than 255,000 CFLs in total.
· Audience: 
· The end audience of this initiative was each individual that works or lives in a TIAA-CREF-owned building, as well as our own employees. Through a customized, TIAA-CREF-branded box we developed for the CFLs (Attachment 14), we promoted Change the World, Start with ENERGY STAR and TIAA-CREF’s Environmental Initiative. We also delivered the ENERGY STAR message through EPA lighting handouts and Change the World, Start with ENERGY STAR signage. 
· An additional audience was our third-party property managers. We conducted multiple training sessions to communicate the goals of this initiative to property managers and help them understand its context of the ENERGY STAR campaign and pledge (Attachment 15). The program also provided managers with an opportunity to interact with their tenants and promote other energy efficiency and environmental initiatives taking place in their properties. They also used the event as an opportunity to promote their ENERGY STAR labels – many properties showcased their plaques during their CFL events and discussed building energy efficiency improvements and other environmental concerns with their tenants. Examples of properties’ communication with tenants about the CFL program are provided in Attachment 16.
· Dates and locations: To coordinate with Energy Awareness Month, events took place throughout the months of October and November, at approximately 100 TIAA-CREF properties in 17 states and Washington, D.C. 
· Cooperation with ENERGY STAR:  We made extensive use of ENERGY STAR resources associated with Change the World, Start with ENERGY STAR, including poster templates, logos, press release 
templates, and talking points (see Attachment 17 for examples). We also coordinated with EPA to provide information about this initiative for inclusion in the Change the World, Start with ENERGY STAR campaign kick-off press release supplement (page 4 of Attachment 18). 
· Results: 
· More than 255,000 CFLs were distributed to approximately 130,000 individuals.  Along with their free CFLs, individuals also received materials promoting energy efficiency, such as the “CFLs and Mercury Fact Sheet” and the “Lighting Fact Sheet” developed by ENERGY STAR.  

· Together, the CFLs provided by TIAA-CREF will save approximately 120.2 million kWh of electricity, save $13.2 million in energy costs (at a portfolio-average rate of 11 cents per kWh), and prevent about 93,500 metric tons of greenhouse gas emissions, equivalent to taking more than 17,000 cars off the road for a year.
· We submitted an ENERGY STAR Pledge on behalf of each individual receiving a CFL, reaching a total of approximately 130,000 initial pledges. Because bulk pledges were being held by EPA temporarily, they may not yet be reflected on the Change the World, Start with ENERGY STAR campaign Web site, though they were submitted to Cadmus Group in November
. However, once these pledges are reflected, TIAA-CREF is likely to lead the pledge driver program. 

· At TIAA-CREF’s direction and coordination, property staff directed individuals to the online ENERGY STAR Pledge to learn firsthand about additional energy-saving steps they could take at home. This is expected to drive substantial traffic to the Change the World, Start with ENERGY STAR Web site. Prior to the bulb pledges being submitted, TIAA-CREF was already ranked in the top five non-profit pledge drivers for having driven enough traffic to the ENERGY STAR pledge to prevent 1,520,749 
pounds of greenhouse gas emissions.
· Audience feedback was very positive. Attachment 19 tells the story of properties’ CFL distribution events through photos and anecdotes. 
A thorough summary of the program (which is being used for internal communications and promotion) is provided as Attachment 20. 
1c. EPA Recognition

ENERGY STAR Label and Building Profiles: Our policy is to apply for the ENERGY STAR label as buildings become eligible. As part of our evaluation of progress, we discovered multiple properties that qualified for the label but had not yet applied; we also made improvements to multiple properties in 2008 that helped them qualify for the label. Sixteen buildings have received 2008 labels, and eight have applications in process.  

ENERGY STAR Leaders: We are proud of our current rating of 78 for our wholly-owned assets, which represents 120 properties and 32.3 million SF
. TIAA-CREF received the ENERGY STAR Leaders top performer award in 2007 and will be eligible for Leaders top performer recognition for our wholly-owned portfolio again this year. We will submit our application when we become eligible in mid-December. Attachment 21 is our Leaders summary page.
Other EPA Recognition: ENERGY STAR staff invited TIAA-CREF to present during their monthly online networking conference in October.  In support of the topic, “Reducing Energy and Climate Risk in Commercial Real Estate Holdings,” Nicholas Stolatis prepared and presented slides on the TIAA-CREF Environmental Initiative, standard operating procedures, case studies of specific properties that have reduced emissions, and use of Portfolio Manager to track emissions reductions. Mr. Stolatis was also quoted in the related ENERGY STAR “Off the Charts” e-newsletter and in an upcoming issue of BOMA Magazine (Attachment 22).
1d. Plans and Achievements

Improvements since the baseline for all 165 properties in the portfolio at the time of this application include: 
· 2.9% adjusted percent energy reduction.
· 90 million kBtu adjusted portfolio-wide energy reduction.  
· $3.14 million in reduced energy expenses. When added to net operating income, this can potentially lead to an improvement to portfolio asset value in excess of $50 million at a capitalization rate of 6%.

· Portfolio-wide rating increase of two points (from 73 to 75), representing a 2.74% increase.
· 18,000 metric tons CO2 emissions prevented.

Other achievements include about $572 million earmarked for socially responsible investing in economic development areas and community reinvestment; $30 million invested in the Thomas Properties Group High Performance Green Fund, which focuses on LEED development; and a $4.2 million investment in wind energy generation. 
Our plans for 2009 include a focus on implementing energy efficiency improvements throughout the office portfolio toward our 10% energy intensity reduction goal; continuing to evaluate further progress; and recognizing and rewarding successful properties, teams, and individuals.  We also plan to continue with other aspects of our Environmental Initiative, including improving water efficiency and waste reduction in our office properties, and greater energy efficiency, water efficiency, and waste reduction in our multifamily properties
. 
Further, we will move forward with an initiative to explore installing solar panels on the roofs of our industrial properties, beginning by piloting three buildings in California. Our industrial building roofs offer a unique opportunity because of their large size – TIAA-CREF’s 8 million square feet of industrial space in Southern California is comprised of only 17 buildings. We have also made corporate commitments that all new construction will be LEED certified 
and that we are focusing on transit-oriented development. 
Section 2: Organization-Wide Improvements

2a1. Energy Performance Report

The requested Partner of the Year Comparative Energy Performance Report (EPR) 
is provided as Attachment 23. It represents the X properties that had ratings during the comparison period. 
Given the size, complexity, and dynamic nature of our portfolio, we are taking a systematic, staged approach to reducing energy consumption across all our properties. This often means that baseline periods are set for the period of time before improvements were made to a particular property; baselines also vary depending on factors such as when TIAA-CREF acquired the property. In addition to the requested EPR, we performed an analysis (using data from Portfolio Manager) that presents a complete picture of our 165 benchmarked properties, comparing ratings, energy consumption, and associated savings from their baselines to the current period (Attachment 24). Improvements include a 2.9
% adjusted percent energy reduction, 90 million kBtu adjusted portfolio-wide energy reduction, and 18,000 metric tons of CO2 avoided.
2a2. ENERGY STAR Labeled Properties

Currently, all eligible buildings in the portfolio have ratings, and we are directing and working with the property managers to maintain them. So far, the current buildings TIAA-CREF owns have received the following ENERGY STAR recognition:

· 54 separate buildings have earned the ENERGY STAR one or more times since 1999.

· 16 have received 2008 labels, and 8 have applications in process, so 24 will have 2008 labels. Many of our properties received the 2007 label at the end of that year and therefore will not be eligible for a 2008 label until after this application is due.
· Another 20 are currently eligible for the ENERGY STAR, and are arranging for PE certification and taking other steps to begin the application process.

Attachment 25 is a tracking sheet that details each of our office buildings’ ENERGY STAR label status, which we regularly update to maintain a close watch on labeling opportunities.

2c. ENERGY STAR Leaders Recognition

TIAA-CREF earned ENERGY STAR Leaders top performer recognition in 2007. Our wholly-owned assets have an average rating of 78. We will submit a Leaders application for our wholly-owned portfolio once we are eligible again in December. Attachment 21 is our Leaders summary page.
Section 3: Promoting and Communicating Success

3a. Communications 

Communicating the Value of Energy Efficiency: At a corporate level, TIAA-CREF brands our organization as a socially-responsible provider of “Financial Services for the Greater Good®”. We consider the Environmental Initiative an integral part of our value message, and communicate it broadly. We regularly track and communicate the following metrics that are key to our industry:

· Energy consumption and savings

· Energy cost and savings

· CO2 savings and equivalencies (trees planted, cars removed, homes powered)

· Net operating income and potential asset value increases

· Average portfolio-wide rating

· Number of ENERGY STAR labels
· Number of properties that have increased and decreased energy intensity and rational for variances

We routinely communicate with our employees, asset managers, and third-party property management firms regarding updates on the initiative and provide detailed training on benchmarking, environmental impacts, and financial value. These presentations emphasize the environmental and financial value to be attained through improved energy efficiency.
In addition to commercial real estate, TIAA-CREF has a broad reach and partnership with the education sector, as the leading U.S. pension fund for education professionals and institutions.  We are leveraging our relationships with primary, secondary, and higher education organizations to promote ENERGY STAR and offer assistance to improve their energy efficiency.  
Our executives also regularly present to national audiences and participate in panels to externally promote ENERGY STAR, energy efficiency, and sustainability in real estate. For example, Nicholas Stolatis presented for organizations and events in 2008 in various cities across the U.S., including the following:
· Session titled “The Power of Information to Motivate Change: Communicating the Energy Efficiency of Today’s Commercial Buildings” at EPA’s communication workshop (December 9-10). 

· Presentation and panel titled “Taking it Mainstream: Pioneers of Green Apartment Communities” at the USGBC’s Greenbuild conference (November 20).

· Presentation on "New Sources of Investment Capital for Green Projects" to the International Council of Shopping Centers (September 15). Slides highlighted the value of benchmarking energy efficiency and targeting low performers for immediate financial returns. Refer to Attachment 26 for a news article from this event.
· Presentation titled “Triple Bottom Line Investors” for Infocast’s Green Building Finance & Investment Forum (September 9). 
· Panel entitled “Green for Green: Financing and Investing in Green Buildings” at RealShare's Green Buildings Conference (June 3). Attachment 27 provides news coverage.

· “Sustainable Practices” presentation for the Investors Management Network (May 27).

· Transwestern Bisnow conference “Green Event” (May 20).

· Presentation on “Reducing your Carbon Footprint” for IREM’s Dallas chapter (May 13).
· “Green Buildings and Energy Efficiency” presentation at the Investors’ Circle spring conference (May 7).
· “Focus on Sustainability” panel at Jones Lang LaSalle’s Engineering Operations Conference (May 6).
· American Conference Institute’s “Responsible Property Investing” conference (February 28).
Raising Awareness of Energy Use in TIAA-CREF and Our Communities: TIAA-CREF’s CFL distribution in support of the Change the World, Start with ENERGY STAR campaign successfully raised awareness about the importance of energy-efficient lighting across an audience of about 130,000 individuals. Though TIAA-CREF’s Environmental Initiative focuses on reducing its properties’ energy use, we leveraged our broad reach to expand that awareness to our employees, the employees of tenant companies in our office building investments, and the residents of our multifamily communities. As a part of TIAA-CREF’s guidance and coordination with all properties, we determined specific electricity, cost, and greenhouse gas savings associated with the CFLs distributed by each property. These figures were incorporated into properties’ communications with tenants and residents to give meaning and impact to the CFL distribution and help recipients understand the collective impact the events would have. We also prepared talking points that leveraged ENERGY STAR’s existing language about energy savings associated with additional ENERGY STAR pledge activities. The customized packaging for the CFLs further spread the energy efficiency message. Property managers across the U.S. expressed genuine appreciation for the opportunity TIAA-CREF gave them for promoting energy efficiency to their tenants and residents. Refer to Section 1b for full details on this campaign.
In addition, at the property level, TIAA-CREF and our property managers communicate with tenants about ENERGY STAR labels, energy efficiency improvements, and sustainability initiatives via newsletters and emails (see Attachment 28 for examples). 

Sharing Achievements with Staff and Stakeholders: We regularly communicate progress through presentations to national, regional, and local managers.  This year, our executives held meetings with all asset managers to personally deliver the ENERGY STAR message and detail the progress we had made thus far (Attachment 1). 
Following the June 2007 launch of a Property Managers Council, we have convened the group several times in 2008. The Environmental Initiative continues to be a standing agenda item at Council meetings. The SOPs document was distributed and discussed at the group’s March meeting. The summer meeting was conducted in conjunction with BOMA’s annual conference; there, we presented an update on progress toward our goals and requested continued support and engagement from our property managers to improve energy performance.
An additional presentation was delivered to all property managers to further define their role and next steps as TIAA-CREF moves into the next phases of our program. 
Our most senior-level executives responsible for the Environmental Initiative receive quarterly reports of energy performance in the office portfolio to ensure top-down management and awareness of energy and environmental performance. One example of this report (from third quarter 2008) is included as Attachment 29. This report provides an example of the type of energy, financial, and environmental data that is tracked regularly.
Our executives also redistribute this information regarding progress and plans in the form of conference calls, meetings, and e-newsletter updates to large groups of stakeholders. The regular communications describe broad benchmarking results, ENERGY STAR label applications in progress, current issues in the marketplace relevant to energy efficiency, and upcoming activities.  
3b. Other activities
Participation in Industry Association Programs: TIAA-CREF forms strategic partnerships with other associations and non-profits. For example, our government relations department continues to be involved with the Business Roundtable’s Climate RESOLVE initiative.  We also continued our innovative partnership whereby, for each annuitant that opts out of paper correspondence, TIAA-CREF makes a donation to the Arbor Day Foundation.  
Further, our properties take advantage of the recognition opportunities offered by associations and government programs. For example, the Ellipse, a Class A office building in Arlington, VA, was recognized by Arlington County’s climate change initiative and the County Chairman for its ENERGY STAR label. The property manager and a TIAA-CREF representative received an award at an October 2008 ceremony. In addition, two TIAA-CREF properties – 275 Battery Street in San Francisco and One Boston Place in Boston – won local 2008 BOMA Earth Awards for excellence in reducing energy and water usage, improving indoor air quality, educating tenants on sustainable operating practices, promoting commuting via public transportation and bicycling, and reducing waste. One Boston Place was the first building in the world to achieve LEED Gold certification under the new LEED-Existing Buildings: Operations & Maintenance rating system. In addition, TIAA-CREF’s 501 Boylston in Boston and Four Oaks Place in Houston won local and regional BOMA Office Building of the Year (TOBY) awards in 2008.  These properties’ achievements are represented in Attachment 30.
TIAA-CREF is involved in the Responsible Property Investing Center (RPIC), which provides tools to a network of companies pursuing environmentally and socially responsible real estate investments. In 2008, we also renewed our position as a signatory to the Carbon Disclosure Project (CDP) for a third year. The CDP is an investor initiative to increase voluntary corporate reporting on greenhouse gas emissions.

Socially Responsible Investing: A major component of our environmental focus involves TIAA-CREF’s Global Social and Community Investments group’s investments in the Corporate Social Real Estate program. This program pursues socially responsible investment opportunities in real estate, such as workforce housing, transit-oriented development, urban redevelopment in previously abandoned Economic Development Areas (EDAs), and green/high-performance buildings – all focused on creating sustainable communities and lowering property operating costs. These opportunities align our investments with our clients’ core values (of which top concerns are the environment, human rights, and community impact) while simultaneously meeting their investment needs for financial returns. A summary of this program and examples of recent investments are provided in Attachment 31. Attachment 32 is a news article featuring a quote from Cherie Santos-Wuest, TIAA-CREF’s director of Global Social and Community Investments.
Promoting ENERGY STAR Products: TIAA-CREF’s bulk purchase of more than 255,000 ENERGY STAR qualified CFLs in support of the Change the World, Start with ENERGY STAR campaign was a significant promotion of ENERGY STAR products. Its broad reach raised awareness of the benefits of ENERGY STAR CFLs among roughly 130,000 individuals across 17 states and Washington, D.C.  

Environmental Initiative recommendations and policies developed for TIAA-CREF’s 45 multifamily communities included purchasing only ENERGY STAR-qualified appliances for apartment homes, purchasing only ENERGY STAR office equipment for property management and leasing offices, replacing incandescent bulbs with ENERGY STAR-qualified CFLs, and going above and beyond minimum HVAC efficiency standards with ENERGY STAR qualified units.  
Refer to Section 1b for more information about these two initiatives.
TIAA-CREF Energy Management Process
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� In addition to the Energy Management award, please consider TIAA-CREF for the award for Excellence in ENERGY STAR promotion for our CFL distribution held in support of Change the World, Start with ENERGY STAR. A thorough description of the CFL initiative is contained within this application and the supporting attachments.





�Revise per Kyle’s updated report showing the current 3.5% savings


�Kyle to clarify this vs. the “more than half” have been evaluated.


�Kyle to clarify per note above


�Kyle to update label report.


�Alison to update draft press release and add as attachment


�Alison to update this info if the pledges are entered before the application deadline.


�Alison to update closer to application deadline.


�Kyle to update label report.


�Clarify with Kyle.


�Revise per Kyle’s updated report showing the current 3.5% savings


�Placeholder: retail pilot


�Nick: is this true?


�Deb to determine which EPR to use.


�Revise per Kyle’s updated report showing the current 3.5% savings


�Kyle to update label report.
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