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Improve the ef ciency of your asset: Controlling
property values during economic uncertainty

@ Karen Shunick

Kismet
Construction
Inc.

One of the greatest challenges
confronting all property managers
of condominiumand co-opis what
dowe donow? Times have changed.
Access to nancing is dif cult.
Capital improvement projectsareon
hold but the board s mandate is still
to preserve the asset. So how best
to make effective decisions under
such constraints?

Among our recent work, Kismet
has seen arise in building re-evalu-
ation. As a sort of due diligence
procedure, owners and boards are
increasingly analyzing their facili-
ties to determine what the bene ts
and rami cations are of perform-
ing versus further deferring work.
These analyses consider the scope
and costs required to make man-
dated corrections, address deferred
maintenance items, improve energy
and operatingef ciencies,andeven
considerearning LEED certi cation
for properties. While boards may
be reticent to actually commit to
hiring contractors to perform the
work (even though the costs for
contracting such work is plummet-
ing), the price for the services that

are required to outline the potential
opportunitiesisafraction of the cost
of thework itself. Afterall, wouldn t
it be better to know about and be
able to address that hot water main
valve that could fail soon before it
actually fails? Markettiming is vir-
tually impossible inany industry, so
whenthingswillimprove isanyone s
guess, but a well-prepared board,
with a scope of work identi ed and
ready to bid will be in a position to
commit to courses of action with
little hesitation.

Energyef ciency,asanexample,
is of great importance. While oil
prices may have eased of late, there
can be nodenying that the control of
energy consumptionwill beacritical
issue fromnow on. Mechanical sys-

temsand building envelope analyses
can determine whether such sys-
tems are performing as they were
designed. Often older mechanical
equipment, due to degradation of
performance from waste build-up,
motorwear, or simpleinef ciencyin
itsoriginal design, isresponsible for
greater energy consumption in the
span of a few years than the cost to
replace itwith new equipmentwhich
hassigni cantlyimproved operating
ef ciencies. Olderbuildingsalso of-
ten have failed window sealsand in-
adequate insulation itemsthat can
be readily addressed with minimal
disruption. Simple modi cations
to individual unit system controls
can both provide greater comfort
and reduce energy consumption.
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A site review and energy audit can
identify these particulars,and aplan
forimprovementwithalternatesand
costs can be developed.

Environmental issues can simi-
larly play a large role. Even if the
goal of a program is not necessarily
togainLEED certi cation, improve-
ments in building operating and
maintenance procedures canaddress
environmental impact by improving
air quality, altering cleaning proce-
dures, controlling water and power
consumption, and managing waste
disposal. And a green program
can always enhance a property s ap-
peal. Again, an analysis can outline
the issues, and basic criteria can be
developed to address the issues as
aboard sees t.

Another issue that cannot be
ignored is that of access for the
disabled. Arequirementunderafed-
eral civil rights statute known as the
Americans with Disabilities Act or
ADA, access to and equal facilities

Simple

modi cations to
individual unit
system controls can
both provide greater
comfort and reduce
energy
consumption. A site
review and energy
audit can identify
these particulars,
and a plan for
improvement with
alternates and costs
can be developed.

forthe disabled are mandated inany
building with over three residential
units, even long-existing ones (cer-
tain exceptions exist but are quite
rare). Every board should consider
the rami cations of not addressing
theseissuesasrental properties have
already comeunder refromregula-
tors for non-compliance. An ADA
auditcan identify shortcomingsand
provide a plan for implementation
of necessary improvements.

So, even if a board is not ready
to embark on capital improvement
programs, it can gain a greater
understanding of what a property s
needs are, and what the potential
advantages to be derived from many
activities may be. And withabuild-
ing-wide evaluation of multiple
issues in hand, a board can develop
a synthesized understanding of the
impactofsuch programs. Justthink,
with the money you save on energy,
you can pay for that new lobby in
a few years!
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