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Driven by a core belief that corporations have a responsibility to their local community and the global 
environment, Adobe Systems Incorporated has consistently taken a strong, pro-active approach to 
resource conservation, waste reduction, environmental protection, and sustainability with its use of 
state-of-the-art technology. Over the past five years, Adobe Systems Incorporated and Cushman & 
Wakefield, their facilities management partner, have undertaken a program to further enhance Adobe’s 
operating efficiency and to reduce its environmental footprint.    
 
Adobe’s headquarters consist of three high-rise office towers located in downtown San Jose, 
California.  The three buildings, known as Almaden, East, and West Towers, are respectively 17, 16, 
and 18 stories high, and 3, 9, and 11 years old.  Combined, they total 989,358-square feet of office 
space, resting atop 938,473-square feet of enclosed parking garage.  With approximately 2,300 
employees locally, Adobe is one of the larger employers in downtown San Jose. 
 
On June 9, 2006, Adobe’s West Tower became the first building in the world to be certified by the 
U.S. Green Building Council in their permanent Leadership in Energy and Environmental Design 
(LEED) Green Building program for Existing Buildings at the platinum level, the highest level 
achievable.  On December 1, Almaden and East Towers joined West Tower, completing the set; and 
Adobe achieved a second first; the first organization in the world to have three Green Buildings 
certified at the Platinum level.     

 
To date, Adobe has completed 64 projects, spent approximately $1.4 million on energy conservation 
and related projects, received $389,000 in rebates from local and state agencies, and reduced annual 
operating costs by $1.2 million.  This is a 9-month payback with a return on investment of 121 
percent.   
 
In the process, Adobe has made significant reductions in the following areas: 

• electricity use per occupant down 35 percent 
• natural gas use per occupant down 41 percent 
• domestic water use down 22 percent 
• landscape irrigation water use down 76 percent 

 
In addition, the company has seen impressive results in reducing pollution through a variety of 
initiatives: 

• Adobe has reduced pollution from all sources by 26% and reduced CO2 emissions 16%  
• through composting and recycling programs, Adobe diverts up to 95% of its solid waste 
• 20% of Adobe employees use public transit, versus a county-wide average of just 4% 
• Adobe purchases 30% of its electricity from alternative, sustainable energy sources 
 

Adobe has earned the EPA Energy Star label for each of its three buildings, with scores of 98, 100 and 
100 (on a scale of 1 to 100)—all the more remarkable considering chillers must run 24 /7 to cool three 
data centers and 28 software labs.  
 
While total project cost came to $1.4 million, this was accomplished over the course of five years, and 
spread out over 64 projects.  That is an average of only $19,000 per project, but many of the projects 
cost nothing at all, or just the time of in-house staff.   
 



Projects can be broken down into lighting, load management, equipment retrofits, monitoring & 
controls, water management, waste management, recycled content in office purchases, and direct 
Green Building certification costs.   Following is a table summarizing the types of projects that were 
undertaken, the costs, rebates, and return on investment.    
 
Description  No. Projects Cost  Rebate Savings ROI 
 
Load Mngmt  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 & Controls   1  $  39,472 $  11,000         $  12,001   42% 
Water Management   3  $145,732 $    5,396 $  31,287   22% 
Waste Stream    1  $           0         $           0         $137,380 immediate  
Recycled Office Supplie1  $           0         $           0         $    8,700 immediate 
Sustainable Janitorial   1  $           0         $           0         $           0             n/a 
Indoor Air Quality   1   $           0  $           0 $           0     n/a 
Alternative Trans   1    $  0 $  0 $  0     n/a 
Compostable Paper   1  $  0 $  0 $  0     n/a 
Purchase Alter Energy  1  $  16,000 $  0 $  0     n/a  
LEED Consultant   1  $105,000 $           0         $           0      n/a 
Regis/Certification   1  $  12,000 $           0 $           0     n/a 
Total              64          $1,362,592 $389,326      $1,182,145 121% 
 
As the table above shows, “Load Management” projects are the largest expense and had the greatest 
return on investment, fully 304% ROI.  This is followed by “Lighting” and “Equipment” with a 61% 
ROI, followed by “Monitoring and Controls” with a 42% ROI, then “Water Management” with a 22% 
ROI.  These divisions are not clearcut, however.  There is some overlap, and there are also additional 
savings that can’t be measured easily.  Some of the “equipment” costs are for equipment related to 
“monitoring and controls”.  Some of the “lighting” costs are related to “load management”.  “LEED 
Consultant” costs include retro-commissioning, which has increased the efficiency of operations, and 
which should equate to reduced operating costs, but these are difficult to identify and quantify.  The 
consultant costs are the costs for certifying three buildings; consultant fees to certify a single building 
would have cost between $35,000 and $45,000. 
 
The original goal was simply to reduce electricity costs.  In 2002, then Governor Gray Davis asked all 
large electricity users to reduce their electricy use 10% below 1999 levels.  We had already 
accomplished this, so we decided to try for 20%.   
 
About this same time, Cushman & Wakefield requested all of its managers to benchmark their 
properties with the EPA Energy Star program for comparing energy efficiency in commercial office 
buildings.  It takes an Energy Star score of 75 or higher to earn the Energy Star label.  When we 
benchmarked the then two Adobe Towers (East and West), we discovered that with scores of 76 and 
74, one already qualified for the Energy Star label and the other was only one point below the 
threshold.  It was only logical to reach a little higher, find additional energy savings in order to obtain 
that last point and the Energy Star label for both towers.   
 
When the third tower (Almaden) was built, Adobe worked closely with PG&E (our local utility 
provider) and their Savings By Design program, a program developed to incentifize owners and 
architects to build energy savings into their buildings.  It takes a year to establish a baseline with 
Energy Star and obtain an Energy Star score.  Almaden Tower was built with all the “bells and 
whistles” with regard to energy management, so it was somewhat of a shock when we finally obtained 
our score and saw it was only “50”.  One of the lessons we learned is just because a building is 
designed to be energy efficient, doesn’t mean it is energy efficient.  Accordingly, we set out to see 



what we could do to achieve energy savings in our new building to match our two older, “less energy 
efficient” ones.   
 
That was in the spring of 2004.  Shortly after that, at the suggestion of Adobe’s Director of Real 
Estate, Randy Knox III, we began the process of certifying the buildings as Green Buildings.  Part of 
the certification process was retro-commissioning the three buildings.  When we performed a self-
audit of our buildings using the LEED Green Building checklist for Existing Buildings (LEED-EB), 
we discovered we already qualified at the gold level, second from the highest level possible.  As with 
Energy Star, we were so close, it made sense to see what it would take to achieve platinum, the highest 
level possible. 
 
Up to that point, we had already undertaken 30 energy conservation and related projects.  We had 
spent $888,912, earned rebates of $277,092, and were reducing annual operating costs by $647,747; a 
return on investment of 106%.  Third-party energy management firms had performed audits, and told 
us there wasn’t much more we could do to reduce energy costs.  We didn’t expect to find much 
additional savings either.  We saw Green Building certification as more of an “acknowledgement” for 
what we had already achieved, rather than a means to improve operations.  But the certification 
process is a rigorous and methodical process of reviewing all aspects of a building’s operations.  It is a 
process of discovery, and followed up on correctly, the end result is a more efficiently operating 
building with even greater reductions in operating costs. 
 
During the certification period, we completed another 42 projects, spending $473,680 in the process, 
earned another $112,234 in rebates, and further reduced operating expenses an additional $534,398 per 
year.  See table following.    
 
Description  No. Projects Cost  Rebate Savings ROI 
 
Before Registering 30  $888,912 $277,092 $647,747 106% 
After Registering 34  $473,680 $112,234 $534,398 148% 
Total           64          $1,362,592 $389,326      $1,182,145 121% 
 
The return on investment for projects undertaken after we began the certification process was actually 
better than before, 148%.   
 
One and one-half years later, all three buildings have been certified as Green Buildings at the platinum 
level and Adobe’s operating expenses are $1.2 million less per year than they would have been had 
these projects not been undertaken.  The numbers have all been verified by 3rd party authorities and 
speak for themselves:  $1.4 million spent, $389,000 in rebates returned, and $1.2 million in annual 
savings.  Energy Star scores are now 98, 100, and 100, excluding data centers.   
 
One other achievement came out of the “platinum challenge”.  Adobe and Cushman & Wakefield 
went much further down the road toward what is called the “intelligent building”. 
 
Already, in June 2004, we had added real-time electric meters to show us how electricity use changed 
as projects were implemented.  This was a tremendous help in confirming the savings realized from 
each measure undertaken. 
 
Then, in the summer of 2004, Adobe signed on to participate in PG&E’s voluntary Demand Response 
Program, developed to cut electricity demand during critical peak demand periods, thus helping 
prevent rolling blackouts and keeping spot market energy prices down. When curtailment was called 
for, we turned off decorative fountains and overhead lighting in perimeter offices (offices on the 
windows, corridor lighting, and garage lighting, except for emergency lighting). We found it took two 
engineers 45 minutes to turn everything off manually.  This led to the development of a web-based 



interface that allows these systems to be curtailed with a single global command.  It now takes one 
engineer one or two minutes to do this job. 
 
These changes pointed the way toward something more comprehensive: a unified system of 
monitoring and control. By the time this system is finished (it is currently about 90% complete), our 
building operating engineers will be able to access any portion of the complex from anywhere they 
have connectivity, and monitor lighting, temperature, electricity use, natural gas use, water use, and do 
this by individual office, floor, building, or globally.  Upon completion, Adobe will have spent almost 
$250,000 on this system; yet with its aid, we have already corrected several previously undiscovered 
problems, saving Adobe almost $96,000 per year.  This is a 30-month payback and a 38% ROI; not 
quite as good as the overall averages for Adobe’s energy projects, but still a pretty decent investment!  
These numbers are not in addition to, but are also included in the above summaries. 
 
New technologies enhance our ability to do more with less.  They reduce labor, increase our 
productivity, give us access to information we didn’t have before, and improve our reporting ability.  
But the real news is that the majority of the cost savings were realized through applying basic practices 
and principles of property and facilities management.  We tried to look at every component of every 
system and ask:  “What can we do here to improve efficiency and reduce costs?”  If we came up with a 
savings idea, we calculated the total cost and the payback period.  If it made sense, we did it: 55 times 
so far, and with another eight projects pending. What was unique about what we did at Adobe was not 
necessarily the quality of the projects implemented, but their quantity.  Most properties implement 
some of these over the course of time; Adobe implemented all of the. 
 
I stated at the outset that the facility manager’s job is to provide a neat, clean, safe, healthy, 
productive, and uninterrupted work environment at the lowest cost possible. These are the 
fundamentals of our job.  But with increasing competition, rising energy and other resource costs, and 
advances in technology being made daily and accelerating, the mission is expanding. I like what Teena 
Shouse, CFM says in The Certified Facility Manager, Exam Review, published by IFMA: “Along with 
all his other roles, [the facility manager] must also be a futurist.”  Energy Star rating, LEED Green 
Building certification, commissioning, and increasing use of technology - intelligent buildings, are the 
future of our industry. 
 
Following is a detailed summary of projects undertaken: 
 
 

 



 
 
 

 
 



 

 



 
 


