
By: Laurie A. Gilmer, P.E., CFM, LEED AP

Would you like to reduce your building operating costs? 
How about save energy? And all with smart solutions 
that support essential facility functions and do not 
compromise operations? Or perhaps you want to 
increase your Energy Star score to qualify for Energy 
Star certification. Maybe you are looking for ways 
to increase your LEED points for LEED certification. 
Whatever your goal is, an energy audit may be just 
what you need.
An energy audit is a systematic approach for identify-
ing and developing modifications that will reduce the 
energy use and/or cost of operating a building.

Identify Your Potential

One of the first steps in identifying your facility’s ener-
gy saving potential is to look at the Energy Utilization 
Index (EUI). The EUI is a measure of the total energy 
consumed annually by the building divided by the 
gross square footage (Btu/SF). Energy consumption 
information is available on utility bills or from your 
utility provider. This factor, when used to compare 
with similar buildings, can help to identify a facility’s 
energy saving potential. In other words, a facility with 
a comparatively high EUI is consuming more energy 
per square foot than its counterparts; therefore, there 
is typically more opportunity for energy savings.
So, you have a lot of potential. Now what do you 
do? When looking for energy saving opportunities, 
our advice is to start simple. According to the U.S. 
Department of Energy1, the three largest energy con-
sumers in a typical commercial office building are:
• Heating/cooling systems, 42% (chillers, boilers, 

pumps, air moving equipment, controls);
• Lighting, 22%; and
• Office equipment, 16% (computers, printers, 

copiers).
Together, these three areas make up 80% of the total 
energy used. This makes them the best places to ini-
tially look for energy savings.
There are three levels of energy audits typically per-
formed2; each level building on the next and becoming 
increasingly more detailed and complex:

1. www.eere.energy.gov/buildings/info/offi ce/index.html

2.  Procedures for Commercial Building Energy Audits, American Society of Heating, 
Refrigerating and Air-Conditioning Engineers, Inc., RP-669, SP-56, 2004.

• Level 1, Walk-Through Analysis – overview 
level; identifies low-cost/no-cost opportunities 
and savings potential, opinion of cost for 
implementation, and anticipated simple payback 
for each opportunity. It also identifies items 
requiring further study.

• Level 2, Energy Survey and Analysis – more 
detailed; includes review and analysis of the 
mechanical and electrical systems design, 
installation, maintenance, and operation.

• Level 3, Detailed Analysis of Capital Intensive 
Modifications – most detailed; includes 
computer modeling and schematic layout of 
proposed modifications, and more detailed 
level of estimating opinion of cost for proposed 
modifications.

Improving Your Energy Star Score

Many facility managers and owners want to demon-
strate superior building performance by getting their 
building Energy Star certified. To achieve certification, 
facilities must demonstrate that they have a minimum 
score of 75 out of 100 points as calculated by the Energy 
Star Portfolio Manager. But what if your score falls short 
of 75? What can you do to increase your score? Scores 
are largely based on energy consumption, facility type, 
hours of operation, number of occupants, and office 
equipment. These factors are all controllable. Using an 
energy audit, you can identify opportunities for improve-
ment to help you decrease energy consumption which 
can then increase your Energy Star score.

Continued on page 2
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Applying for LEED Certification

For existing buildings, the U.S. Green Building Council’s 
(USGBC) LEED system requires as a prerequisite that 
facilities seeking certification demonstrate energy effi-
cient operations by achieving a minimum Energy Star 
score. Additional LEED points may be awarded for exceed-
ing the minimum Energy Star score. This supports the 
LEED objective of reducing environmental impacts (green 
house gas emissions, water pollution, land degradation) 

877-322-4589 voice • 703-591-4857 fax • www.feapc.com
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Announcements and 
Accomplishments:
Gordon Dowrey, CFM recently earned his LEED 
Accredited Professional (LEED AP) designation from 
the United States Green Building Council.

Matthew W. Weaver recently earned his Facility 
Management Professional (FMP) designation from 
the International Facility Management Association.

Laurie A. Gilmer, P.E., CFM recently earned her LEED 
Accredited Professional (LEED AP) designation from 
the United States Green Building Council.
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Facility Facts is an informational newsletter issued quarterly by Facility Engineering Associates’ staff to share 
innovative techniques, case studies, trends and general information on issues important to our clients.

Facility Engineering Associates is a national consulting engineering practice specializing in existing 
facilities and infrastructure. Our expertise is in the areas of:

• Condition Assessment • Facility Management • Repair and Restoration • Instrumentation
• Environmental • Sustainability

These articles are for general information only, and may not fit your specific situation. If you would like to 
reprint an article or would like more information about a specific challenge you face, please contact:

About Facility Facts

Erin L. Parrent
11001 Lee Highway, Suite D, Fairfax, VA 22030
703-591-4855 newsletter@feapc.com www.feapc.com

related to excessive energy use. So if you are seeking a 
platinum rating, for example, you will want to maximize 
your energy savings. An energy audit can help you to 
identify opportunities for energy savings such as lighting 
controls, HVAC controls improvements, or installing high-
er efficiency equipment which can lead to an increased 
Energy Star score and increased LEED points.
Energy audits are a very effective tool to help you save 
energy in building systems and operating methods. 
Whether your goal is to have an Energy Star certified 
building, a LEED certified building, or generally improve 
your bottom line, using this approach will allow you to 
reduce your building operating cost in smart ways that 
make sense for your building.
If you have any questions regarding energy audits or 
energy issues, please feel free to contact Laurie A. Gilmer 
at (707) 546-7600 or laurie.gilmer@feapc.com.



By: Rebecca H. Gutierrez, R.S.

FEA has worked for over 300 different community 
associations and property managers, at over 500 dif-
ferent communities, yet there is one common question 
asked more often than any other…

Why should I pay for a future project when I’m not sure 
if the repairs will occur while I still live here?

How long have you lived in your community? Better yet, 
how long do you plan to stay there? For many, it might be 
five to 10 years, which is not a significant length of time, 
especially compared to the term of many mortgages.

So, in 2015, when you decide to sell your current 
townhome or condominium, don’t you hope that it will 
be worth as much as possible? Generally a home is an 
important (and expensive) asset; and the key phrase 
that gets the attention of any homeowner is property 
value. So, how can a homeowner ensure the highest 
possible property value? There are two essential 
components: maintenance and replacements.

“Maintenance” can include a wide variety of activi-
ties. Maintenance can range from trimming trees 
and cutting grass, to repairing components of boil-
ers and chillers in high-rise condominium buildings. 
“Replacements”, for this purpose, are defined as 
upgrades, major repairs, or full replacement of any 
community element. One could also view maintenance 
and replacements as two actions over which hom-
eowners have some decision-making authority. (Other 
factors that homeowners have little to no influence on 
include: community location, the real estate market, 
and the economy.)

Maintenance is essential to the longevity and opera-
tion of a community, independent of size, type, or age. 
Typically, maintenance costs are clearly understood by 
owners due to the readily visible and repeated proce-
dures. However, funding for replacements, or capital 
expenditures, is sometimes more difficult to justify. 
The overall costs of these projects are large in com-
parison to maintenance tasks; and replacements can 
occur on cycles ranging from five to 30 years. Capital 

expenditures often involve engineers and/or architects, 
as well as large contracting companies to perform the 
work. Also, the infrequent timing of many replacement 
projects makes funding hard to foresee and prioritize. 
These characteristics make it challenging for commu-
nities to properly fund for these projects.

So, let’s revisit the initial question: Why should I pay 
for a future project when I’m not sure if the repairs 
will occur while I still live here? Typically, communities 
begin to see large expenditures after the 20-year mark. 
As buildings age, more frequent repairs and replace-
ments become necessary. Here are just a few items 
that might require funding in a community that is 20 
years old or older:

• Asphalt Re-Surfacing and Striping

• Sidewalk and Curb/Gutter Replacements

• Roof Replacement

• Building Sealant Replacements

• Façade Repairs

• Garage Repairs

• Mechanical Equipment Replacements

• Fire Alarm System Replacements

• Surveillance/Security Replacements

• Interior Renovations

The reality is that many significant projects will be 
necessary during a person’s average-length residency 
in a community. Therefore, what may be perceived as 
a future project just might occur sooner then you think. 
The best method for planning for these expenditures is 
reserve funding.

One of the most important resources held by an asso-
ciation is its replacement reserve fund. The main goal 
of the fund is to protect property value, not only on 
common elements within a community, but also on 
individual residential properties. Reserve funds pro-
tect property by providing the means to replace capi-
tal assets before they become problematic, ultimately 
lowering property values.

Let’s look at an example:

• 12-story Condominium 

• Built in 1995 

• Plan Area of 24,000 Square Feet

• 250 Residents

• Roof has an Expected Life of 20 Years

• Projected Roof Replacement in 2015

The replacement of the roof (in present dollars) is 
estimated to cost $325,000. If we look at the worst-
case scenario, which is that the condominium asso-
ciation has not funded any reserves to replace the 
roof, it would be necessary to amass sufficient funds 

to finance the roof project over the next seven years. 
Therefore, each unit owner (neglecting interest earned 
or inflation, for simplicity) should contribute approxi-
mately $15 to $16 a month (starting in 2008) to pay 
for the project in 2015. The real injustice is that those 
unit owners that lived in the building for the first 10 
years after construction, and then moved out, never 
contributed to the cost of the new roof. The current 
owners are paying the former owners’ share of the 
replacement cost. If the association had begun fund-
ing for the roof replacement immediately after con-
struction in 1995, each owner would only have needed 
to contribute about $5 per month over the 20-year 
period. And more importantly, each owner would have 
paid a proportionate share of the new roof cost during 
the time they live in the building.

However, if the association continues not to fund for 
the projected roof replacement, in 2015, the asso-
ciation will need to make a decision; one that is usu-
ally not favored by any community. Do they choose 
to special assess, or charge each owner $1300, for 
their share of the roof replacement cost? Or, do they 
decide to obtain a bank loan, which then will need to 
be repaid over the next 10 to 15 years? Or, even worse, 
is the decision made to leave the roof as-is, and let it 
continue to deteriorate?

More and more communities now understand that reserve 
funding is a forward-thinking approach to capital plan-
ning and achieving the highest possible property value. 
The Community Associations Institute (CAI) has long 
recognized that reserve funding is in the best physical 
and fiscal interests of the community, and has estab-
lished National Reserve Study Standards. In some states, 
reserve studies are required by law.

Reserve studies will project expenditures for each com-
mon element, show the expenditures for each year of the 
study (typically 20 years), and determine whether the 
current fund and planned contributions are sufficient 
to meet the projected expenditures. Figure 2 is a graph 
illustrating the findings and contribution recommenda-
tions resulting from a reserve study.

One must recognize that every community is unique. 
The priorities of each association have to be incor-
porated into each reserve study performed. Due to 
changing financial conditions, technology, various 
aging patterns of common elements, and associa-
tion preferences, reserve studies should be conducted 
every three to five years.

Rebecca A. Gutierrez, R.S. is a certified reserve 
specialist. Contact her with questions at (781) 890-
2254 or rebecca.gutierrez@feapc.com

Funding for Your Community’s Future

Washington, DC • Boston, MA • Dallas, TX • Denver, CO • San Francisco, CA

Property Value
Maintain and Update

Fund for Projects
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Figure 2



FEA on the Road
February 23, 2008 • Washington, DC

Washington Metropolitan Chapter of the Community Associations 
Institute Conference & Expo 2008

Megan D. Hawk, EIT, LEED AP will be presenting on When Green Alternatives Make Sense: A Practical 
Approach to Sustainable Options in Existing Facilities. FEA will also be exhibiting!

February 27-29, 2008 • Houston, TX

International Facility Management Association FM 3-D Best 
Practices Forum, Management Summit, & Leaders’ Conference 2008

FEA President James P. Whittaker, P.E., CFM, FRICS will be presenting on Core Competencies for Facilities 
Asset Management Transformational Strategies on February 28.

March 12-13, 2008 • Modesto, CA

Central Valley Facilities Expo 2008
Laurie A. Gilmer, P.E., CFM, LEED AP will be presenting on LEED for High Performance Operations – A Guide for 

Sustainable Practices and Retro-Commissioning: the Path to Better Performing Buildings.

April 7-9, 2008 • Sacramento, CA

Green California Summit & Exposition
FEA will be exhibiting in Booth #715!

11001 Lee Highway, Suite D
Fairfax, VA 22030
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