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“We know the price of everything  

and the value of nothing….” 
• -Oscar Wilde, Picture of Dorian Gray (1890) 

 



Recap:  Tomas, Noelle & Sasha 

• Tomas 

• Approach to planning is changing: century of wires to wireless connectivity 

• Significant issue = how to collect and analyze data 

• Visions vs. regulations 

• Ownership vs. sharing 

• Noelle 

• Focus on brownfield mitigation as a new planning tool 

• Public private applications 

• Move from environmental focus to economic perspective 

 



Recap:  Tomas, Noelle & Sasha 

• Sasha 

• Noted the megatrends that are in play 

• Sustainability 

• Urbanization 

• Digitalization 

• How these will influence/impact the next generation of real estate 

• Combining investor perspective with digitation 

• What will the built environment look like in the future 

• Similar issues occurring across Europe and North America 



Similar Trends Occurring in the US and Canada 

• Variations in cultural/investment focus in European countries, Canada and 
Australia impact investment perspective 

• Three themes currently included in most discussions of the markets 

• Resilience 

• Sustainability 

• Metrics/”The Business Case for…” 

• Fall in lockstep with Sasha’s discussion of “Blue” Buildings and “Blue” Cities 

• Intelligent and efficient use of technology to improve building performance 

• Long term influences on asset values 



Role of Data 

• Tomas mentioned importance of collecting and analyzing data appropriately 

• In the US collecting and analyzing data has been an obsession for at least 25 
years 

• Investing, underwriting and valuation sectors have suffered from “Analysis Paralysis” 

• Many innovative and/or progressive strategies have been stymied due to lack of 
“empirical data” to support their adoption 

• Yet business decisions are being made every day 

 



Role of Economics  

• Noelle mentioned move from environmental to economic approach 

• Much of the pushback on high performing, energy efficient buildings is a result of 
the fact they were introduced into the market through an environmental context 

• USGBC was initial champion of high performing buildings, but solely focused on their 
environmental benefits 

• The lack of empirical data to support superior performance – both building and 
economic – delayed uptake by the investment markets significantly 

• It took years before there was adequate data to even begin the conversation, much less 
document findings 

• Yet business decisions are being made every day 



What Will the Future Look Like? 

• Sasha addressed the next generation of real estate and what the future will look 
like 

• Though largely overlooked today, the markets will have to acknowledge the 
perceptions and demands current millennials will have on the built environment 

• They will become the decision-makers and real estate investors of the future 

• Buildings today are assumed to have 50 to 60 year lifecycles – going forward that 
will likely be 100 years or more 

• This is a universal reality and will impact the built environment globally 



US Has Some “Special” Issues 

• Same set of circumstances generally as in Europe and Canada 

• Main distinction – countries outside the US have historically placed almost equal 
focus on economic, social and environmental benefits of high performing 
buildings 

• In the US – historically – decisions have been made almost solely on the basis of 
the bottom line, NOI, ROI 

• Growing adoption of standards such as ESG, GRESB and WELL by the investment 
community adding parameters to the “Business Case” beyond just economic 
returns 



Enter “Resiliency” 

• Has dominated real estate discussions over the past 3 to 4 years 

• More recently, increase in deadly storms has heightened concern over resiliency 
of coastal cities in particular 

• Resiliency multi-faceted concept” 

• Physical building characteristics 

• Operational characteristics 

• Risk parameters 



Re-focus on “Sustainability” 

• Increasing discussions in various circles on broader concept of sustainability across 
the real estate continuum 

• New publication:  Handbook of Sustainable Real Estate, 416 pgs. 

• Composite of highly accredited authors across spectrums of investment analysis, 
academia, leasing and brokerage, valuation and multiple aspects of practical 
application 

• To be published by Routledge out of UK, but has global input 

• Most comprehensive and practically applicable publication on this topic I have 
reviewed to date 



All Comes down to the Business Case 

• Circles back to what data is needed and how to analyze it properly 

• Need for an “attitude adjustment” by institutional investors 

• Can layer portfolio theory over real estate, but that doesn’t change how it actually 
operates or performs 

• Requires longer-term analysis – not quarter to quarter 

• Not realistic to assess viability of a significant lighting (or other) upgrade in one quarter by 
its immediate return in the next quarter 

• Not an appropriate reflection of impact on performance or value 

• But used regularly by a number of pension funds to deny such upgrades  

• What needs to occur are upside and downside risk analyses 

 



Cities and Investors Need to Take a Longer View 

• Life cycle analysis may be the key 

• Life cycle cost analysis or life cycle funding 

• More in line with longer term strategic view necessary for successful city planning 

• Significant real estate not purchased on the basis of short term performance 

• Most successful owners and investors look for longer term trends 

• Performance over time a more valid reflection of long term asset value 



A Different Approach 



Thank You! 


