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Who is this guy? 
 I’m an energy and buildings geek 

 I’ve spent the last 35+ years learning about why buildings 
go bad 

 Started in policy, then energy, H+S, durability, sustainability, 
resilience, banking 

 When I am at a building, I spend about the same amount of 
time with people as systems 

 Owner+super+manager+occupants ÷ 4 = near truth 

 Today I want to talk about some things that I’ve learned 

 



SURVEY! 

Multifamily Building owners? 

Building Managers? 

Owners of commercial property? 

Architects? Engineers? 

Bankers/Brokers? 



Today’s Agenda 

Buildings        

Data 

Research & Results 

Some Commentary  
 



Welcome  

to New York! 

(Very 

Different  

from Alaska) 











#1 Reason people move 

out of Apartments in 

USA? 



COST. 



#2 Reason people move 

out of Apartments in 

USA? 



SMELL. 



#3 Reason people move 

out of Apartments in 

USA? 



NOISE. 



#1 Reason people move 

out of Apartments in 

NYC? 





PCV/ST vs. Solaire 



The Seven-to-One 

Problem in Buildings 

(DATA) 

 



Boston  

Property  

Maintenance  

Costs 

 

Low Mean High 

Water and sewer  $117 $516 $977* 

Pest control $32 $75 $156 

Painting  $13 $72 $189 

Landscaping  $0 $72 $187 

Appliances $0 $22 $79 

Cabinets - Maintenance $0 $34 $83 

Cleaning supplies $2 $33 $65 

Lighting fixtures and bulbs  $6 $17 $38 

Ovens and ranges $0 $15 $26 

Windows $0 $5 $26 

Lighting – Fixtures only $0 $9 $18 

Kitchen and bath fans $0 $9 $2 

Lighting - Bulbs only  $0 $3 $6 

* High costs are due to an unnoticed water usage with an outside hose. 



Range of Energy Usage in Buildings 
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What does this mean in energy costs? 
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Count of Fuel/Room

Range

FUEL TYPE

Fuel Cost/Room ($) 

Gas 

Oil 
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Total Buildings 319 

< $200    50 

$200-$249 113 

$250-$299   63 

$300-$399   59 

$400-$499   25 

$500-$599     2 

$600-$699     3 

$700-$799     4 

CPC Buildings- Fuel Costs per Room 2006 





 $10,496,806  

 $8,087,421  

 $3,398,736  

 $18,112,785  

CPC M&O Data 2012 
Total Dollars 

Oil

Gas

Electricity

Water



So, wanna see a real bad 

management company? 



A Top 10 Owner of NYC Properties:  

Multifamily Energy Usage 
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2% of California’s Energy 

is used to manufacture 

this: 

What is it? 



Clue:  It’s a business that 

has recently been 

imported into other states, 

and it involves large 

buildings, massive heating 

and ventilation loads, high 

profit margins, and no 

tenants.   



Funded by the Energy Trust of Oregon: 

Partners: PECI, Delta-T, Fluid 



Carbon Foot Print of Marijuana Growers 



But it’s not only the dopey 

NYC building owners, the 

rich Ivy League 

Trustafarians, or the 

stoners who have a Seven 

to one problem……. 



Source:   

Energy 

Efficiency 

 of Public 

Buildings  

in Alaska: 

Metrics  

and Analysis    

11/21/14 
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So why can’t 

energy geeks talk  

to bankers? 



And 

Vice 

Versa? 





Stupid Language on Both Ends 

 BTU/ft2/HDD 

 Blower door 

 Interstitial 

 CAZ test 

 Condensing Boiler 

 Infrared 

 AHFA 
 

 Phase 1 environmental 

 Title search 

 Comparables 

 Liquidity 

 Refi 

 ROR 

 Table Mortgage 



Rule #1: 

 

Bankers Can’t do 

Math. 
 



Rule #2 

 

Bankers Don’t Want 

to Do Work. 



Rule #3 

 

Bankers Don’t Want 

to Do New Stuff. 



Banking Transactions are about Risk 

Do you make enough money? 

Will the building have income? 

Expenses vs. income (we’ll come back to 
this) 

How will income increase in the building? 

What are comparable buildings/rents? 

Who owns the title? 

Will the building last the length of the loan? 

 Is there an environmental problem? 
 

 

 

 



Energy Audits are about Improvement 

How much Energy/H2O does the Building Use? 

How can we reduce usage/increase cash flow? 

How will results be attained/exceeded? 

What are comparable usage in buildings? 

Who owns the building/who makes decisions? 

Will the building last/can we increase its life? 

 Is there an environmental problem? 
 

 

 

 



Bankers 

vs. 

Geeks 
(Understanding I have had both roles) 

 





What soothes a banker’s needs? 

 You know the cash flow in the building 

 You want to increase it via reduced costs 

 You have done Comprehensive Needs Analysis 

 It includes Costs and schedules 

 What items have exceeded their useful life? 

 The building will stay occupied/cash flowing 

 Cash flow will increase 

 You have a team and plan and are ready to go 



How to get kicked out  

of a banker’s office: 

“You just don’t understand this” 

“Deep energy retrofit” 

LEED, Energy StarTM, PassivHaus, Green, 

etc. 

“I’m an expert!” 

Blower door analysis in CFM 50 

“We’re dense packing the walls” 

“Airsealing the building and the attic” 



How to get kicked out of a banker’s 

office:  (part 2) 

“We are doing a deep energy retrofit of 
this building, adding 4” of exterior 
insulation (or dense blowing the walls), 
moving a much smaller boiler to the roof 
and making it a condensing boiler, 
airsealing the apartments and the roof 
cavity, and reducing the water flow in the 
toilets, showers, and sinks.” 





Let’s Break This Down…… 

 You’re refinancing the debt on the building 

 You’re upgrading the firestopping throughout 

the building 

 You’re replacing the wall and roof insulation 

that has surpassed its useful life 

 You’re putting in a new boiler that will heat the 

building faster 

 Installing high efficiency toilets and 

showerheads 

 We have plans, specs, architect, engineer, 

Project Manager, and three bids 



Income vs. Expenses 

Vacancy rate assumes 5% 

Expenses will go up 3% per year 

 Income (rent) will go up 3% per year 

What is their biggest expense? 

What is their most controllable expense? 

Do you have data to disprove any of this? 



Never. 

Never. 

Never. 

Never. 
 



Tell a banker you’re 

going to save 40%. 



Deutsche Bank/Living Cities/Steven Winter Associates  





Conclusion #1 

1. Retrofits produced significant 

energy and water savings. 



Conclusion #2 

2. Less efficient properties 

achieved higher  

post-retrofit savings. 



Conclusion #3 

3. Both energy and water retrofits 

were cost-effective (water was 

more cost effective and more 

predictable, fuel second, electricity 

third) and both energy and water 

savings vary widely at the 

individual property level. 



“ 

” 

Don’t EVER say 

Btu/ft2/HDD to me again!  

Give me a report card! 

Quote from frustrated mortgage 

officer trying to learn math 
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PCV/ST vs. Solaire 



Thank you for 

your time! 


