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Affordable green
mnitiatives
Cost-effective ways 1o incorporate
sustainable design in a challenging market

By Howard Green
Meridian Design Build

there has never been a

more challenging enviran-
ment for developers to remain
profitable and  competitive
than the one we find oursclves in today. Significant
increascs in construction. costs aver the last several
vears along with relatively flat rental rates and elevat-
cd land prices have many building owners question-
ing whether or not they can afford 0 incorporate
green/sustainable design features into their next
gencration of projects.

In an cffort to attract environmentally sensitive
corporatc users, several national devclopers and
REITs have recently set themselves apart by issuing
press relcases announcing their commitment to pur-
suing LEED cenification on all future projects.

Against this backdrop we find many clients asking
if there is 3 way they can incorporate green design
principles without significantly increasing their over-
all construction costs,

For our clicnts that have made the commitment o
pursuing LEED certification, we have bee
pating costs associated with the various
its available to help them determine the most cost-
effective means of doing so

The majority of those not yet ready to commit to
expending the time and dollars necessary to achieve
LEED certification have expressed interest in leamn-
ing about cco-fricndly design fearures that can be
incorporated into their projects without significant.
Iy impacting their bottom line.

For industrial developers there are four areas
where sustainable design can most casily be incor-
porated. These arcas are materials and resources,
site design, warcr/stormwater cificiency, and encrgy
efficiency.

II could be argued that

v
available across all of these categories.

Materials and resources
The US. Green Building Council (USGBC)
encournges the use of locally sourced and regional-
Iy manufactured materials, a goal which maost indus-
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wial projects here already  meet
through the use of locally manufac-
tured precast wall panels, locally
ined aggeegates, and concrete floor
slabs and foundations constructed of
locally manufactured ready-mix con-
crete

Recycled materials can also be incor-
porated into building designs without

impacting the project
t industrial buildings in
re already being cone
structed wtilizing structural steel con-
taining up to 95 percent recyeled con-
tent. Bituminous paving mixes com-
monly used in parking lots and truck
counts typically include at least 20 per-
cent recycled asphalt material

Ancther  costcffective  recycling
opportunity lies in the use of crushed
concrete in licu of virgin limestonc
underneath floor slabs and asphalt
paving. This material can be purchased
for lintle or no additional cost in areas

Mo

where concrete recycling
offer crushed concrete at mlci that are

competitive with mined limestane
aggregates.
On redevelopment sites, some

municipalities permit existing con-
crete slabs and pavement to be
erushed for re-use onsite and allow the
reclamation of sto m underneath
existing parking lots and building slabs.
for use as onsite granular Al
Implementation of these steategies can
significantly lower project costs by
reducing the amount of new granular
material that needs w be purchased
and imported to the site. In many
cases, these strategies have the added
benefit of or
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by the end user. With the cooperation
of local authorities, land-banking of
parking stalls for furure installation
can give developers the ability 1o pro-
vide more open space while climinat-
& potentially unnecessary upfront
costs

Another goal of sustainable site
design is to encourage alternative
transportation. Priority parking s
can be designated for those participat
ing in car-pooling and those driving
low-emission or fucl-cHicient vehicles
for little o 1o cost. Additionally, rel

bi

reducing costs associated with export-
ing excess materfal 10 balance site

Construction waste recycling pro-
grams can mplemented in
many areas for a relatively small premi-
wm cost 1o ensure that as much mate-
rial as possible is diverted from local

landfills.
The USGRE alsa encourages the use
of sustainable wood products. Given

the relatively small amount of lumber
incorporated into most industrial

buildings, lumber that has been certi-
fied by the Forestry Stewardship
Council 1o ensure tha it comes from
forests that are managed in an environ-
mentally friendly manner can usu
be incorporated without substanti
increasing the overall project cost.

Site sustainability

There arc a number of arcas where
geeen design fearures can be incorpo-
rated into site planning for litde or no
additional dollars. In some cases, the
pursuit of sustainable site initiatives
can actually result in a lower overall
project cost.

tively inexp racks can be
provided 10 further encourage empl
ees to consider alternative transporta-
tion.

Other cost-saving opportunities exist
in the area of site lighting, In the past,
more lighting has been perecived by
building awners and tenants to be het-
ter. By reducing the number of exte
or light fixtures on a project, construc-
tion and long:-term operating costs can
be fowered while significantly reduc-
ing or climinating Hght pollution.
Photocells and timers can also be utic

lized 10 ensure exterior lighting levels
are reduced appropriately during
unoccupied hours.

Water and stormwater efficiency

One of the most eritical environmen-
tal challenges on any project is the
effective management, diversion, and
fileration of water and stormwater.
Runoff that can potentially introduce
contaminants into public water sys-
tems poses a significant environmental
threat that can be minimized through
good design.

One relatively inexpensive means of
reducing the possibility of such con-

maenal recycing.

Bioswales work by harboring runoff
onsite for an extended period of tHme.
In daing this, they trap pollutants and
silt and encourage the absorption of a
large percentage of the stormwater
before it reaches detention pands and
public waterways. Side benefits of
bioswales include their aesthetic value
and the natral habitar they provide
for swildlife:

Bioswales

should be considered

early on in the site design process as

adequate side-slopes can be mal
tained. Premium costs associated with
the installation of bivswales can often
be offset with savings resulting from
reduced quantities of underground
stormwater piping.

Anather means of improving water
efficiency is through the installation of
fronahisolenarandl

cost and payback assaciated
viding additional insulation
exterior wall system.

Given the relatively small percentage
of exterior glass on most large industri-
al buildings, low-emissivity (Low-E)

th pro-
in the

window coatings can often be incorpo-

These coatings are
considering as they've been shown o
reduce energy loss by up to 50 per-
cent

On projects where smoke
tion is required by local code, we've
been encouraging clients 1o look at
lizing drop-out skylights in licu of
mechanical ventilation systems in
order (o fake advantage of the natural
daylighting benefits that these sky-
lights can affer

Clerestory  windows  (perimeter
warehouse windows located near the
roof line) are already being incorporat
ed on many projects. On projects

where clerestory windows are not
alrcady being used, we're suggesting
that building owncrs consider adding

spaces
These windows are typically Fich 6
expensive than skyl nd can be
wtilized as architcerural accents to sig-
nificantly improve the look of the exte-
rior building facade.

T-5 high-bay fluorescent lighting sys-
tems, although stll a bit more expen-
sive than iraditional metal halide light-
ing systems, also make sense on many
projects. More and mare users arc
indicating a preference for this type of
lighting and the payback in energy sav-
ings can be as litle as two to three
years depending on the application.
Motion sensors and daylight sensors
can also be installed on these fixtures
1o further reduce energy consumption.

The bottom line of green design
Most of us are in favor of incorporat-
g some degree of environmentally

responsible design into our future

plantings and grasses. While this type
of landscaping can be more expen:
the incremental costs can typically be
paid for with construction and
operational cost savings resulting from
reductions in artificial irrigation

Encrgy efficiency

There arc a number of areas where
payback periods have been reduced 1o
a point where the expenditure of addi-
tional dollars on the front end o
increase a building's energy efficicney
is starting to make sense for many of
our clients

Rather than - or in addition to -
spending dollars upgrading to alterna-
tive roofing membranes, many devel-
opers and users are taking a hard look
at inereasing the thickness of roofing
insulation on their buildings to reduce

The USGBC encourages
and building owners to limit the num-
ber of parking spaces on thelr projeets.
10 no more than what will be required

jon is the of
bioswales - man-made drainage ditches
integrated into the landscaping plan
that collect silt and rainwater runoff.

encrgy and long term
operating costs, We've also been work-
ing with local precast manufacturers o
assist our clients in evaluating at the

projets, if it can be done
in a costeffective manner that results
in longerm operational savings and
reduced energy use
The key o developing budget-con:
scious green building programs s to
make sure that a knowledgeable
design firm and general contractor arc
brought in to assist in identifying
opportunitics and evaluating corre-
sponding costs early on in the process.
With a little up-front planning mm
is no question that we vork
together to design and consiruct i
in & manner that minimizes nega-
mpacts to the environment with-
out adversely impacting the bottom
e

Howard Green, as exceutive vice presi-
dent of Meridian Design Build and one
of two founding principal ouners, bas
boen personally involved in the plan-
ning, design, and construction of more
than 125 facilities with a total squeare
Sfootage in excess of 25 million sq ft.



