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BUILDING ENERGY GRADES
Turning obligations into opportunities

By Dan Wurtzel, President,  
FirstService Residential New York

W hile New York City has been 
benchmarking building 
energy performance for the 

last decade, until now that information 
was only visible in an online database, 
typically with a one-to-two year lag time, 
leaving the public in the dark about a 
building’s energy performance. 

Effective Oct. 31, buildings larger 
than 25K sq ft are required to post a 
Building Energy Efficiency Rating label 
near each public entrance to the building. 

The label includes 
a building’s EPA 
Portfolio Manager 
energy efficiency 
score and corresponding 
letter grade. As mandated by Local Law 
95 and Local Law 33, failure to promi-
nently display the label will result in a 
Department of Buildings (DOB) violation 
and $1,250 fine.

The law aligns with the city’s goal 
of reducing building emissions at least 
40% citywide by 2030, and 80% by 2050 
through the Climate Mobilization Act 
(CMA). Since buildings account for more 
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A succession of new legislation and a 
competitive real estate market mean 
capital projects are on the horizon for 
many of our managed properties. Click 
here for a library of webinars and expert 
panels featured in BUILDING TO LAST, 
our 2020 Capital Improvement Projects 
Expo.
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https://www1.nyc.gov/assets/buildings/local_laws/ll95of2019.pdf
https://www1.nyc.gov/assets/buildings/local_laws/ll95of2019.pdf
https://www1.nyc.gov/assets/buildings/local_laws/ll33of2018.pdf
https://www1.nyc.gov/site/sustainability/legislation/climate-mobilization-act-2019.page
https://www.fsresidential.com/new-york/capital-improvements-resource-library
https://www.fsresidential.com/new-york/capital-improvements-resource-library


than 70% of NYC’s greenhouse gas emissions, 
the law is intended to make building owners 
and occupants more aware of a building’s 
energy use and, therefore, more likely to imple-
ment upgrades that will improve efficiency and 
reduce energy and emissions.

MORAL RESPONSIBILITY
With more than 500 multifamily properties 
in our care, FirstService Residential has an 
obligation to help our clients improve efficiency, 
reduce costs and emissions, and comply with 
the law. Over the past three years, our team of 
energy experts has delivered an assortment of 
webinars, symposiums and other information to 
educate our clients about the law. Since 2018, 
we have been providing each property with their 
estimated letter grade and have conducted 
scores of individual consultations with board 
members and building owners. 

Our affiliate, FirstService Energy, has been 
providing FirstService Residential clients with 
an annual Building Energy Report Card since 
2009—years ahead of the city’s efforts to 
benchmark properties.

MAKING THE GRADE
Grades are based on a building’s ENERGY STAR 
score which represents its total aggregate 
energy consumption. Although there are many 
factors that affect a building’s score, the largest 
factor is the total energy consumed at the 
building. Total energy consumed is expressed as 
Source Energy Use Intensity. Simply put, this is 
the total energy consumed by a building divided 
by its total square footage. 

Some of the other factors include the 
number of apartment units, and the type and 
square footage, including amenities and other 
non-residential spaces (i.e. commercial, retail, 
etc.). However, it is important to note that no 
two buildings are identical, and each building 
will be scored differently, based on its individual 
characteristics. 

More than 50% of 
buildings, including 
newer ones, received a 
“D” grade. To improve 
a grade, boards and 
owners will need to 
create a plan to reduce 
the energy consump-
tion that is within their 
control, but this will only tackle a portion of the 
building’s total consumption.

On average, more than 60% of energy 
intensity can stem from the residential and 
commercial section, versus 40% from base 
building systems. As such, it will be nearly 
impossible to improve a grade without dramatic 
changes in occupant behavior.

BUILDING ENERGY GRADES continued

Kelly Dougherty, vice president, FirstService Energy, was 
featured in The New York Times on the topic of letter 
grades in Nov. 2019. Click here to read the article.

AS FEATURED IN THE NEW YORK TIMES

Local Law 84 and 133 is a New York City ordinance that
requires owners of buildings 25,000 square feet and  greater
to annually measure their energy and water consumption in a
process called benchmarking. FirstService Energy inputs the
energy consumption into the U.S. EPA ENERGY STAR Portfolio
Manager, an online tool that measures and tracks energy and
water consumption. 

ENERGY STAR Portfolio Manager compares
your building’s data to similar buildings to
generate an ENERGY STAR Score measuring
your building’s  Energy Use Intensity (EUI). 
The ENERGY STAR Score ranges from 1-100, 

1 being the lowest score/high energy user and 100 being the
highest score/low energy user. 

In NYC, through Local Law 33 the ENERGY STAR score is then
converted into an energy efficiency letter grade using a scale
of D through A. Similar to the ENERGY STAR score, an A means
that you have a relatively low energy intensity and a D means
you have a high energy intensity.Once a building grade is
assigned, you will receive a placard to place in a prominent
location for the public. The chart on the right breaks down
the correlation between ENERGY STAR Score and NYC
Building Grade:

A few important things to note about both of these ratings:

1. Your building’s energy consumption is based on
aggregate data—this includes the energy from individual
apartments, base building (elevators, hallway lighting, 
heating and cooling etc.) and also any commercial space
(if applicable). 

2. The score is calculated using weather normalized data. 
This prevents year-to-year weather variations from
negatively affecting a building’s score.

3. The score and grade are calculated annually; this provides
each building an opportunity to increase your score each
year. 

4. Buildings that do not comply with benchmarking will
receive a F for non-compliance. 

Sincerely,

Dan Wurtzel  Tal Eyal
President, FirstService Residential New York President, FirstService Energy

UNDERSTAND YOUR NYC BUILDING GRADE 
& NATIONAL ENERGY STAR SCORE

Reduce Energy Consumption,Cost and Emissions

How does your building compare?
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Dear Client,

FirstService Residential is committed to providing solutions that reduce operating expenses, maximize property
values and provide an exceptional quality of life for residents. As the largest residential management company
in North America, we have a social responsibility to help protect the environment by guiding our managed
properties on the road to energy efficiency. FirstService Energy was formed to provide insight on how a building
uses energy in order to recommend strategies that will enable your property to increase efficiency while
reducing consumption and carbon emissions.

The more informed you are about your building’s environmental impact, the more empowered you will be to
improve it. That’s why we are pleased to present this FirstService Energy Report Card. Our energy data experts
have collected and analyzed your property’s energy data and formulated it into easy to read charts that compare
your property to others within the portfolio.

On the cover of this report card you will find your building’s ENERGY STAR score that is calculated by the U.S.
Environmental Protection Agency (EPA) and your New York City Energy Efficiency Building Grade. These ratings
are provided to help gauge your building’s energy efficiency relative to similar multifamily properties.

Even if your ratings are low, think of all the opportunities to improve. More information on how the ratings are
calculated can be found on the following pages.

In addition to your building ratingss, this Report Card includes:

► Potential Annual Savings Opportunities 

► Energy Usage and Cost Benchmarking 

► Weather Normalized Energy Consumption 

► Historical Energy Consumption by Commodity 

► Carbon Emissions Impact & 
NYC Energy Grading

► Aggregation Purchasing Program (if applicable)

► Energy Conservation Methods Checklist 

The graphs and charts that follow provide a window into your building’s performance. We encourage you to
use this information as the basis for further discussion with your property manager. By doing so, you can help
improve your building’s efficiency, save your property money and ultimately reduce your building’s impact on the
environment. Thank you for allowing us to serve you and your property.
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That’s why it is essential for boards to make 
building residents part of the conversation by 
educating them about how energy is being con-
sumed in the building, where it is being wasted, 
and what lifestyle changes can be made to 
reduce personal energy consumption. 

“Individual actions can generate 
impact quickly and at a lower 
cost than technological or 
infrastructure interventions.”

—GREENYC

Simple changes in behavior, such as unplug-
ging appliances and electronics when not in 
use, streaming movies on a smart TV, rather 
than a game console, and connecting electronic 
devices to smart power strips to automatically 
shut off power when they go into standby mode, 
may seem insignificant on their own. But when 
you multiply those modest acts by the number 
of residents performing them, you could see a 
dramatic reduction in consumption.

>>  Watch a short energy efficiency 
animation here.

As a community, boards, building owners, 
residents and managers can work together to 
promote energy efficient practices, as well  
as collaborate on reducing waste and cutting 
costs. 

NEXT STEPS
To begin the process of improving your build-
ing’s grade and prepare your building to meet 
the increasingly stringent carbon emissions 
caps mandated by Local Law 97, we recommend 
that our clients:
• Retain a qualified service provider to con-

duct an energy audit of the building and its
mechanical systems so that you can fully
understand the building’s current energy
usage. The results will help to identify opera-
tional improvements, equipment to replace, 

and potential upgrades that can reduce 
emissions and improve efficiency. If you have 
already completed an energy audit through 
LL87, this can be a good place to start. 

• Address the no-cost, low-cost, and high ROI
projects that your building may have been
putting off.

• Create a long-term capital plan that
includes energy waste reduction strat-
egies and newer technologies that help
reduce the amount of energy your building
consumes.

• Take advantage of current incentive pro-
grams that will help reduce the upfront cost
of many energy efficiency projects in your
building. 

As your trusted partner, FirstService 
Residential and each of our affiliates are here 
to answer your questions and provide expert 
guidance on how to increase your building’s 
letter grade and reduce your property’s overall 
carbon emissions. 

FirstService Energy has also partnered with 
a leading New York City engineering firm to offer 
a unique approach to address your building’s 
compliance with the strict carbon reduction 
requirements of the CMA. If you are interested 
in learning about this program, please speak 
with your property manager.

With the right plan and the right partners, 
our clients can turn this obligation into an 
opportunity to save money, reduce emissions 
and improve quality of life for your residents. 

75% of buildings covered under LL97 will need to 
reduce their carbon emissions to avoid fines. Here 
are the potential fines for a sample building.
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TOTAL POTENTIAL 
FINES PAID BY 2035: $1,446,672
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https://www.youtube.com/watch?v=W7Ep8oxkCCY&feature=youtu.be
https://www.swinter.com/local-law-97/
https://www1.nyc.gov/html/gbee/html/plan/ll87_comply.shtml


Now that condo and co-op annual meetings have 
gone virtual, will in-person meetings ever return? 

For FirstService Residential buildings that have 
already held their annual meetings virtually, most 
boards say they will not return to in-person meet-
ings. Here are some key reasons why: 

• Buildings have seen a 20–50% increase
in attendance

• Buildings have achieved quorums, some for
the first time in 10 years

• Decorum/tone of meetings has improved
dramatically

• Saving thousands of dollars on venue fee
(sometimes for only a handful of people to
show up)

• Ability to poll during meeting, and vote to
extend the meeting, if quorum is not reached

• More potential to ease approval on
amendments to by laws, adoption/revision
of policies, etc.

Click here for information about logistics, legal
concerns, and best practices for conducting virtual 
annual meetings.

VIRTUAL ANNUAL MEETINGS
The new reality

FirstService Residential and our energy 
affiliate, FirstService Energy, have 
been preparing our board members 
and building owners to comply with 
the multitude of new energy laws 
since the introduction of the NYC 
Climate Mobilization Act in 2019. This 
extends to helping our clients identify 
and quantify capital improvements 
or retrofits that will improve their 
building’s energy efficiency score and 
letter grade.  

We are delighted to introduce 
our new energy resource center, 
ENERGYInsights, which contains a 
multitude of tools and resources to help 
our clients understand their obligations 
and prepare to comply with the law. 

ENERGYInsights
I N T R O D U C I N G
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https://www.fsresidential.com/new-york/news-and-events/articles/planning-your-next-virtual-annual-meeting
https://www1.nyc.gov/site/sustainability/legislation/climate-mobilization-act-2019.page
https://www.fsresidential.com/new-york/capital-improvements-resource-library
https://www.fsresidential.com/new-york/capital-improvements-resource-library
https://www.fsresidential.com/new-york/capital-improvements-resource-library
https://firstserviceenergyinsights.fsresidential.com/home


PROTESTING YOUR REAL ESTATE 
TAX ASSESSMENTS? 
Premier tax certiorari services available for clients 

F irstService Residential strives to provide 
unmatched value to our clients by using our 
purchasing power to obtain opportunities for 

better services at lower prices. Among our many 
value-added services, our clients can benefit from 
our arrangement with the prominent law firm of 
Goldberg Weprin Finkel Goldstein LLP to obtain real 
estate tax certiorari services. 

Goldberg Weprin can obtain significant reduc-
tions in property assessments resulting in substan-
tial tax savings. Better yet, our clients can obtain this 
legal service at rates that are 40–54% lower than 
fees generally charged by competing firms.

Now is the time to consider making a change. 
New assessments will be released on Jan. 15, 2021 
and Goldberg Weprin is available to prepare the 
protest application for filing by March 1.

Here are two recent FirstService Residential 
success stories facilitated by Goldberg Weprin:

• After obtaining a reduction of the assessment
in 2018/2019 for an upper west side condo-
minium, the Department of Finance increased
the assessment by 21% in 2019/2020 over that
reduction and by additional 7% in 2020/2021. 
Earlier this year Goldberg Weprin obtained a
settlement which eliminated these egregious
increases and returned the assessment to its
previous 2018/19 value. The immediate tax
savings to the unit owners is estimated at
approximately $400,000.

• After obtaining a reduction of its assessment
from the Tax Commission in 2018/19, an upper
east side condominium switched to Goldberg
Weprin for 2019. The Tax Commission again
offered a minimal reduction of the assessment
in 2019. Goldberg Weprin advised the board to
reject the offer, and again argued for a reduction
of the assessment in 2020 (for the two pending
tax years). The result was a reduction of the
assessment for each of 2019 and 2020 of about
15%, which brought the new assessments

below the settlement obtained by prior counsel.  
While not unprecedented, a reduction of the 
assessment by the Tax Commission below one of 
its prior settlements is extremely unusual. The 
immediate tax savings to the unit owners of the 
condominium will be in excess of $450,000, and 
the future benefits will continue to accrue over 
the next five years.

To help your board understand New York City’s 
byzantine and opaque property tax system, Goldberg 
Weprin will educate you on how the City determines 
its assessments and guide you through the appeal 
process.  Additionally, Goldberg Weprin will provide a 
semi-annual report on the status of the tax assess-
ment/protest for your building. Each spring, after 
the tentative assessment is released and the initial 
protest is filed, you will get an initial report. Each 
fall, as the budget process starts for most buildings 
with a calendar year, you will get another update to 
help with planning. If your building has a different 
fiscal year, the reporting timetable can be adjusted 
accordingly.

Please speak with your property manager if you 
are interested in this service.
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UPCOMING ENERGY ORDINANCE 
COMPLIANCE DEADLINES
Local Law 87 reports due December 31, 2020

NYC Local Law 87 (LL87) requires buildings 
over 50,000 sq ft to undergo periodic 
energy audit and retro-commissioning 

measures. The intent of the law is to inform build-
ing owners of their energy consumption through 
energy audits, which are surveys and analyses of 
energy use, and retro-commissioning, the process 
of ensuring correct equipment installation and 
performance. 

FirstService Energy provides expert guidance 
on completing the energy audit and retro-commis-
sioning services needed to comply with LL87—a 
complex and potentially costly law. Through our 
partnerships, FirstService Residential clients pay 
20% less for LL87 services. 

Here’s how it works:

1. Two years prior to your building’s compli-
ance deadline, our team will reach out to
collect and verify your building typology.

2. Using this data, we solicit bids from our
network of qualified service providers.

3. Our team reviews the proposals and pre-
pares a bid analysis for your building. 

Our goal is to lessen the administrative burden 
on your property manager so that he or she can 
focus on other priorities for your building.

LL87 COMPLIANCE DEADLINES
Covered buildings are due in the calendar year 

with a final digit that is the same as the last digit 
of the building’s tax block number, as illustrated in 
this chart. The building’s energy audit and ret-
ro-commissioning work must be completed prior to 
filing the energy efficiency report (EER).

If your building is unable to file the EER by 
December 31, 2020, we can assist with obtaining 
an extension for your building if it meets the 
extension criteria:

• Good Faith Efforts: An owner may apply for an
extension of time to file an EER if, despite good
faith efforts, the owner is unable to complete
the required energy audit and retro-commis-
sioning prior to the due date of the report, for
reasons other than financial hardship of the
building.

or

• Financial Hardship: An owner may apply for
annual extensions of time to file an EER based
on the financial hardship of the building. 

If an extension request is successfully filed by
Dec. 31, 2020, the EER submission due date will 
extend to Dec. 31, 2021. 

Questions: Contact Lily Malota at FirstService 
Energy. 

LL87 COMPLIANCE DEADLINES

Year EER is due 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Last digit of tax block number 3 4 5 6 7 8 9 0 1 2

FIRSTImpressions ·  FirstService Residential
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https://www1.nyc.gov/html/gbee/html/plan/ll87.shtml
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FirstImpressions is published for board members and owners of properties managed by FirstService Residential. 
While every effort is made to achieve accuracy in the information contained in this publication, it is not intended 
as advice to any specific property, and FirstService Residential shall not be liable for any damages resulting from 
reliance on the accuracy of information contained herein. 

Have a comment about this newsletter? 
Email us at news.ny@fsresidential.com. 

STAY CONNECTED

C O M P L I A N C E  N E W S

ANTI-SEXUAL 
HARASSMENT TRAINING 
COMPLIANCE
The New York State Legislature and the New 
York City Council enacted laws in 2018 to better 
protect all individuals and specifically employees 
from being subject to sexual harassment in the 
workplace. One of the critical components of the 
laws includes annual training of all employees as 
well as training of all new employees within 30 
days of employment. 

To comply with the laws, FirstService Residential 
tapped the resources of our corporate human 
resources team to build an online training 
platform that allows us to provide the training 
to employees at our managed properties in a 
comprehensive manner.

As of October 30, more than 2,300 building staff 
have completed the course through FirstService 
Residential University, with an additional 400 
employees participating through other training 
programs, keeping us on track to achieve 100% 
compliance by the end of 2020.

Click here to learn more.
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