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OFFICE OF THE STATE ARCHITECT REAL ESTATE PROGRAMS POLICIES AND PROCEDURES GREEN LEASE POLICY



This policy is intended to identify an agency’s requirements for leased facilities pursuant to the Governor’s Executive Order D 2015-013, signed by Governor Hickenlooper on October 28, 2015. The Green Lease Policy is intended to identity a set of common procedures for agencies and institutions of higher education to follow for setting and achieving environmental performance objectives for new, existing, and renewing lease agreements.



The following is a list of benefits for Colorado state government by utilizing the Green Lease Policy: ●



Attracting and Retaining Talented Employees: Green buildings can improve the quality of the workplace, which has been shown to positively influence the attraction and retention of staff.



●



Enhancing Employee Well-being and Productivity: Research indicates a link between a healthy and sustainable indoor environment in offices and improved employee well-being. Employees are becoming more aware of the quality of their workspace and how that affects their health. Enhanced amenities such as nearby cafés and child care, fitness, and public transit facilities have an influence on productivity and well-being.



●



Reducing Lease Costs: The benefits of a Green Lease may create cost savings within the operating budget for an agency. Other building costs that an agency may not directly pay for (such as waste management, water use, and utilities) are often lower in a green building, and these savings are usually passed on to tenants under a net lease.



●



Reducing Relocation Costs: A productive, sustainable, and high-performing workplace environment is one that an agency and its employees are more likely to want to stay in and renew the lease when the initial lease term expires.



APPLICABILITY TO EXECUTIVE DEPARTMENTS For leased facilities, the Green Lease Policy has two requirements: 1) For leased facilities that meet the following criteria, the goals and directives for energy, water, and greenhouse gases apply: Executive agencies and departments in leased space not owned by the State will be exempt from the Greening Government energy, water, and greenhouse gas goals for that space unless they meet all of the following criteria: 1. Lease 75% or more of a building (leased space must be sub-metered), 2. Leased square footage is 10,000 SF or greater, and 3. Agency pays utility bills OR has access to utility bills. Energy and Water Management Goal •



“Reduce energy consumption per square foot by a minimum of 2% annually {normalized for weather) and at least 12% by FY 2020 from a baseline of FY 2015. Executive State agencies and departments shall further achieve an absolute reduction of energy consumption by 5% over the same time period.”



•



“Reduce potable water consumption by a minimum of 1% annually {normalized for weather) and at least 7% by FY 2020 relative to an FY 2015 baseline.”
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•



“Reduce greenhouse gas emissions by a minimum of 1% annually and at least 5% below FY 2015 levels by FY 2020.”



2) For all Executive Departments, the other goals and directives on Vehicle Petroleum Consumption, Environmentally Preferable Purchasing, and Recycling and Waste Management apply. BEST PRACTICES FOR EXECUTIVE DEPARTMENTS AND INSTITUTIONS OF HIGHER EDUCATION For new and renewing lease agreements above 5,000 gross square feet, it is to the benefit of the agency to evaluate all potential buildings against the sustainable building guidelines outlined in the Green Lease Evaluation Matrix described below. Green Lease Evaluation Matrix The Department of Personnel & Administration, with support from the Greening Government Leadership Council, has developed the Green Lease Evaluation Matrix (“Matrix”). The purpose of the Evaluation Matrix is to help an agency determine the right leased building and the appropriate lease contract. If a state agency enters into a commercial lease that is either a Base Year or a Triple-Net (“NNN”) lease, it has the potential to expose the agency to any increases in operating expenses. A significant portion of these operating expenses are utility costs such as electricity, water, and natural gas. By choosing a building that has incorporated sustainable practices and/or energy efficient equipment, an agency can reduce its exposure to increases in operating expenses during the lease term. If a department has unique programmatic needs or a required location, there may only be one available site. The Matrix could help improve the leased building, but it would not be used to compare alternate sites. The evaluation may result in a lower rating; however, it will indicate options for improvements to the building prior and during occupancy of the building. Greening Lease Policy Application & Timing The Green Lease Policy is not just applied at one single moment in time. The process of greening leases includes the time before the lease is signed, during the negotiation of a lease or renewal, creating the Letter of Intent, and the ongoing occupancy of the leased building. ●



Process to Create the Solicitation for Offers: State agencies and institutions of higher education and the State’s contracted real estate broker should include the following information when developing solicitations for any new leasing activity, including all lease construction projects. The solicitation should identify their space requirements (office, meeting rooms, public access/waiting area, security, etc.) and location requirements (employee parking, public parking, mass transportation access, proximity to other business or governmental services, etc.).



●



Process Prior to Lease Negotiation: When applying the Evaluation Matrix to this process both “Building Specific” and “Location/Transportation” are considered “as is” and are much more difficult to change. Although both of these categories may have upgrades with additional infrastructure, these improvements can be extremely capital intensive and take a great deal of time. A building that has invested in sustainability/energy efficiency or is located in a more desirable location will likely be preferable to one in need to significant upgrades.



●



Process During Lease Negotiation: The negotiation process of the leased building addresses the tenant improvements, long term operational improvements, a review of and evaluation using the Green Lease Evaluation Matrix, and assurance that a general contractor constructs the building in an environmentally friendly fashion. Including Green Lease items of interest in the Letter of Intent.



●



Ongoing Operation: The Matrix addresses the ongoing operation in two ways. First the “Landlord’s Operation” of the building and second the “Tenant's Operation” of the leased building. Both are critical to achieving the best results and can create a strong working relationship in achieving a shared goal. For example, for recycling to be effective, there is a shared responsibility for the effective and proper collection, storage, and removal of the recycled materials.
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Green Lease Evaluation Matrix



Scoring the Green Lease Evaluation Matrix The Matrix takes into account five major categories for scoring purposes: 1. Building Specific Information: This category evaluates the entire building by utilizing sustainable building guidelines and takes into account the accreditations achieved by the building. This category recognizes landlords who have been proactive in the past in updating and maintaining their building infrastructure and received a sustainable or energy efficient label or certification as a result. Buildings that have pursued national labels or certification such as LEED or Energy Star will receive a higher score in this category. 2. Tenant’s Suite/Space Specific Information: A leased building may already be finished or need tenant improvements. The Evaluation Matrix can be used to ensure that the building is built out by a general contractor in accordance with sustainable/energy efficient standards and with environmentally friendly materials. 3. Location & Transportation Specific Information: Location and transportation are important not only for State employees that occupy the building but for the clients and citizens that the State serves. Thus, the location is an important criterion in a lease. 4. Operation of the Building by Landlord Specific Information: These are ongoing policies that the landlord would put in place for the building as a whole. These include group recycling, efficiencies in common areas, and installation of low flow fixtures. 5. Operation of the Building by Tenant (State) Specific Information: The ongoing policies by the tenant within the leased building. Definitions 1. Base Year Lease: A type of lease where the landlord sets a specific year that the landlord will pay for all of the expenses, but in future years the tenant will be responsible for paying the increased amount of expenses. 2. Letter of Intent: A document outlining the negotiated terms of the lease prior to signing the actual lease contract. This document outlines the lease type, term, rates, and tenant improvements. 3. Programmatic Needs: Determining the programmatic needs should include both a review of the program requirements of the agency (e.g., building size, public access, and other items) and requirements to meet greening government goals including any necessary tenant improvements. 4. Tenant Improvements: A negotiated dollar amount that the landlord will provide towards construction/renovation of the interior of a leased building to improve the building for the tenant’s programmatic needs. 5. Triple Net (“NNN”) Lease: A triple net lease is a specific lease type where the tenant is responsible for paying their prorated share of operating expenses with regard to the leased building. The tenant will pay the base rent as well as the operating expenses.
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