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Hello!
Your Apartment 

Building Quiz
Starts Now!



SURVEY TIME
• Geeks
• Nerds
• BS
• Do not look at Data

• Homeowners
• Multifamily (5+)
• Coop/Condo
• Commercial
• MF Rental



The Community Preservation 
Corporation

• Private non-profit mortgage finance company
• Founded in NYC in 1974
• Provide multifamily construction & perm financing
• Sponsored by 70 banks and insurance companies
• Mission: Stabilize, strengthen and sustain low and 

moderate income communities
– Use our financing to preserve existing and develop new 

affordable housing in the communities we serve
– Provide a consistent source of capital in low-income areas



Why is a banker telling us about 
ENERGY????

• Well, for starters I’m not a banker, 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
• When I am at a building, I spend about the same amount of time 

with people as systems
• 25% Data, 75% Pschology
• Owner+super+manager+occupants ÷ 4 = near truth
• Today I want to talk about some things that I’ve learned



Some Notices Here:

• 3000 multifamily buildings 100MM ft2

• All over the country, primarily Northeast
• Bank, Engineering, Weatherization, 

Gubment
• Clinically disabled:

1. BFBBM+CRI



Welcome 
to New 
York!

(Very Different 
from the PNW)



CITY HDD CDD $/Therm ₵/KWH

NYC 4872 1160 $1.50
(Andy Pays 
$15.65)

25¢
(Andy Pays 
42.67¢)

Portland 4300 398 $1.20 6¢

Seattle 4900 183 $1.20 10¢



NYC Heating/DWH Code



#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 
Multifamily

(DATA)



Range of Energy Usage in Buildings
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What does this mean in energy costs?
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Almost 300 NYS Buildings requesting 
Energy Audits 2001-2005 (BTU/ft2/HDD)
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Projected

Rising Utility Costs 2002-2006: 

Gas: 41%

Water & Sewer: 39%

Electricity: 40%

Fuel:  54%

Utilities are underwritten at 
3% annual growth 
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CPC buildings - Fuel (#2, #4 & #6) 
Costs Per Sq. Ft.
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CPC buildings - Fuel/Gas 
Costs Per Sq. Ft.
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CPC Buildings - Electric (Walkup) 
Costs Per Sq. Ft.
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CPC Buildings - Electric (Elevator) 
Costs Per Sq. Ft.
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CPC Buildings - Water and Sewer 
Costs Per Sq. Ft.
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CPC Buildings - Water Meter 
Costs Per Sq. Ft.
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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.



So, wanna see a real 
bad management 

company?



A Top 10 Owner of NYC Properties:
Multifamily Energy Usage
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$10,496,806 

$8,087,421 

$3,398,736 

$18,112,785 

CPC M&O Data 2012
Total Dollars

Oil

Gas

Electricity

Water





A Dirty Word:



LANDLORD.



So why are 
owner/investors 

such energy pigs?



13.21% 23.62%

24.39% 18.67%

Vanguard REIT Index Fund Inv 19.44%

16.23% 13.50%

Vanguard 500 Index Fund Inv 8.14%

4.15% 4.63%

Vanguard Balanced Index Fund Inv 6.00%

1.68% 2.46%

Vanguard Total Bond Mkt Index Inv 4.03%

0.02% 0.05%

Vanguard Retirement Savings Trust 0.89% a 

Vanguard Prime Money Mkt Fund 0.01%

Fund name

YTD returns
as of

7/25/2014

Average annual total return**
as of 06/30/2014

1-Year 5-Year



How do you know 
that you’ve entered a 

building that is 
poorly maintained?



Michelle’s quote





So why are 
“Green” buildings 

using more 
energy?





Fans
vs.

None



And not a lot of these…….



A/C?



MY STUFF.
Item Electricity use/year (kwh) Cost/Year

ES 18ft3 refrig 385 $96
Non ES Computer 
24 hrs/week

58 $15

Samsung 74” TV 200 $50
10-9.5w LED x 2hrs 70 $18
1 window A/C 11 
SEER 180 hrs

446 w x 6hrs x 60 days 
=161kwh

$40

Totals 874 $350



From Date To Date 
Elec
Use 

(Kwh) 

Con Ed 
Electric 
Bill Amt

Gas 
Use 

(Ther
m) 

Con Ed 
Gas Bill 

Amt 
Total Bill Amt 

5/21/2014 6/20/2014 70 $36.19 1 $21.65 $57.84 
4/22/2014 5/21/2014 40 $27.85 1 $21.20 $49.05 
3/24/2014 4/22/2014 70 $33.61 1 $21.23 $54.84 
2/21/2014 3/24/2014 80 $41.97 2 $23.54 $65.51 
1/22/2014 2/21/2014 100 $50.76 3 $23.69 $74.45 
12/20/2013 1/22/2014 80 $41.58 2 $24.43 $66.01 
11/19/2013 12/20/2013 90 $41.58 1 $22.32 $63.90 
10/21/2013 11/19/2013 70 $33.45 2 $21.67 $55.12 
9/19/2013 10/21/2013 90 $40.04 2 $23.71 $63.75 
8/20/2013 9/19/2013 130 $52.86 1 $21.61 $74.47 
7/22/2013 8/20/2013 120 $42.92 1 $20.95 $63.87 
6/20/2013 7/22/2013 200 $71.43 1 $23.04 $94.47 
5/21/2013 6/20/2013 70 $35.13 1 $20.85 $55.98 
4/22/2013 5/21/2013 70 $33.62 1 $21.09 $54.71 
3/22/2013 4/22/2013 70 $33.24 2 $23.20 $56.44 
2/21/2013 3/22/2013 70 $31.83 1 $21.19 $53.02 
1/22/2013 2/21/2013 60 $34.85 2 $22.54 $57.39 
12/20/2012 1/22/2013 0 $19.58 3 $25.30 $44.88 
11/19/2012 12/20/2012 160 $51.45 2 $23.21 $74.66 
10/19/2012 11/19/2012 70 $34.71 1 $22.46 $57.17 
9/19/2012 10/19/2012 80 $35.47 1 $21.31 $56.78 
8/20/2012 9/19/2012 150 $55.68 1 $20.65 $76.33 
7/20/2012 8/20/2012 50 $29.35 0 $20.77 $50.12 
6/20/2012 7/20/2012 420 $119.35 1 $20.60 $139.95 

Note:
Huge Drop 
In Electricity
Consumption
After 7/20/12



THEIR STUFF.
Item Electricity use/

year (kwh)
Cost/Year

3 Samsung 74” 600 120
3 set top boxes 525 $131
ES side by side 30ft3 refrig with thru 
door water and ice

632 $159

ES 20 ft3 freezer 690 $172
ES 3 ft3 compact (wine) fridge 338 $85

ES Dishwasher 250 $63
ES Top Load washer 250 $63

4 ES computers 1200 $300

20 40W inc. high hats 4 hrs/day 1168 $292

Central Air 1000 ? $250
Totals 6403 (7.33x) $1600



HOW ABOUT:

• Simultaneous H/C
• Alarm Systems
• Water recycle/filtration
• Pumps, Pumps, pumps
• Fans, Fans, Fans
• Decorative fountains
• Designer sinks
• In unit washer/dryer

• Grocery Storage Walk-in
• Basketball Court
• Full Gym
• Heated Swimming Pools
• Underground Parking
• Day Care
• Doggy Day Care
• MovieTheater (in/outdoor)



Deutsche Bank/Living Cities/Steven Winter Associates 



Conclusion #1

1. Building retrofits 
save energy.



Conclusion #2

2. Fuel measures 
save more than 

electric measures.



Conclusion #3

3. Actual savings 
are strongly 

correlated with pre-
retrofit fuel usage.



The study analyzed a wide range of building characteristics 
and retrofit scope measures to examine how they impacted 
savings. While a number of weaker correlations existed, 
only one factor was significantly related to post-retrofit 
performance: pre-retrofit fuel use intensity (the amount of 
fuel a building consumes in kBTU  per square foot of 
heated building area). Higher pre-retrofit fuel use intensity 
translated to greater savings potential; the buildings that 
consumed the most fuel on a per square foot basis pre-
retrofit often achieved greater savings.   Furthermore, 
the team found that heating system type and building 
vintage are good proxies for fuel use intensity.



So What Can 
We Do?

(According to Affordable Housing Providers)



• Ground Source Heat Pumps
• Solar Energy
• Green Roofs
• Wind



Buildings that are retrofitted 
for energy efficiency
as part of refinancing

can save energy
if we target excessive usage

and retrofit accordingly.



“Why would a bank be 
interested in a building they’re 

loaning money to saving 
energy?” 



The answer came from Charles 
Ottoman (5th grade), who 

answered “because they’ll save 
money in their building and be 

able to pay your loan back 
faster.”



CPC’s Benchmarking 
Spreadsheet



Benchmarking 102
• What we just demonstrated was looking at heating and 

hot water usage separately
• Then looking at water usage and common area 

electricity usage separately
• In Local Law 84 (LL84) owners must use EPA’s Portfolio 

Manager software to combine all of that usage plus 
apartment usage to give a total Energy Utilization Index 
(EUI), where tenant usage can become a dominant use

• Our Mortgage Officers asked us to invent a “report card” 
for owners that compared their building’s usage to all 
others
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Do buildings that are 
benchmarked save energy?



PCV/ST vs. Solaire



Rehab and Retrofit By the 
Community Preservation Corporation

• CPC strongly believes that energy efficiency (EE) should be part 
of all refinancing of affordable housing

• All Multifamily Refi = Title + Engineering + Environmental Reports
• Why not add benchmarking  to all buildings and….
• If energy usage is high, add Energy Audit as 4th report?

The next few slides show buildings that CPC benchmarked and did 
energy audits for; in all cases, Weatherization dollars were added to 
the retrofit/rehab/refinance to make the package better.  



The Auburn Housing Authority worked with 
CPC to replace every 1950’s furnace and 
hot water maker in every unit, and 
replaced 19 roofs using HA funds.  
Lighting and refrigerators were also done 
in every apartment.  Master metered for 
gas and electric, CPC has documented 
savings of  26.2% reduction in heating gas 
usage and 54.8% reduction in hot water 
and stove usage.  All this considering 
since the retrofit, vacancy has gone from 
20% to 3%.



James Geddes Houses, a two block complex of the Syracuse Housing 
Authority that includes both low rise and towers, was retrofitted with 
sealed combustion furnaces, hot water makers, and wall insulation in 
the low rise buildings; lighting, refrigerators, showerheads and 
aerators in all apartments.  Another master metered building for gas 
heat and tenant electric, and another building where local private crews 
were kept employed.  Buildings showed 26 to 41% reduction in base 
usage, and up to 23% reduction of heating usage.



This former 1873 
engineering school 
converted to senior
housing got attic air
sealing and insulation, 
and heating/DHW 
replacement without 
raising historic pres-
ervation flags south of 
Albany NY.  Last winter, 
they saved over 20% in 
heating costs even 
adjusted for a 
significantly warmer 
winter.



This 131 unit electric heated, individually 
metered building had apartment 
airsealing performed and saw an average 
CFM 50pa reduction  of 24%.  New gas hot 
water makers were installed to replace 
older models.   Common area and 
apartment lighting, refrigerators, and low 
flow showerheads and aerators were also 
installed.  In less than one month, the 
building saw a 46% reduction in gas 
usage and 21% reduction in water usage. 
Apartment electric bills reduced by 25%.  
Heating and baseload savings should be 
completed by late this year.  North Street 
Apartments Canandaguia, NY



Rehab/Refi Huge Success

This typical NYC 1920 walkup building
(35 apts, 36,000 ft2) was going through a 

“checkerboard” Mod rehab, but added a full 
weatherization package ($4000/apt).   Post-

retrofit heating and hot water fuel use declined 
(weather adjusted) 63.7%. In dollars, the 

building went from $119,636 to $43,448 or a 
savings of $76,188 ($2177/apartment) per year. 

Old vs. New System



FERTILIZE.



What’s Next?



Thank you for your time!

Questions?
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