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MCKINSEY 

Health and Wellness is the next 
Trillion Dollar Industry
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What makes a “healthy building” and a “healthy place?”
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What’s the business case 
for healthy buildings?
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. Lan L. Wargocki P. Wyon DP. Lian Z. (2011) Effects of thermal discomfort in an office on perceived air 

quality, SBS symptoms, physiological responses, and human performance. Indoor Air 21:5, pp 376-90

101% improvement in 
cognitive scores in a low VOC, 
well-ventilated office



8
Harvard, The impact of working in a green certified building on 

cognitive function and health, 2017

Occupants of green-certified, high-performing buildings 
saw 26 percent higher cognitive function scores, slept 
better and reported fewer health symptoms compared to 
those in similarly high-performing buildings that were not 
green-certified
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Heschong Mahone Group (2003) Windows and Offices: a Study of Worker Performance

and the Indoor Environment (Technical Report) for California Energy Commission, 2003

pp 2-4. Available: http://www.energy.ca.gov/2003publications/CEC-500-2003-082/CEC-500-2003-
082-A-09. PDF Last accessed 12 August 2014

7-12% increase in call 
center productivity 
for employees with a 
view of nature
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St Gobain, new LEED-Certieid office with a focus on health

97% increase in sales-
generated leads and 
101% increase in leads 
per call in new green, 
healthy office.
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3.5 fewer sick days 
per employee in 
their new healthy 
office



✓Tenants: attract talent, reduce absenteeism, reduce turnover, increase 
productivity. 

✓Designers: more interesting projects, more revenue, market differentiation. 
✓Service providers: a new standard to certify to, provide technology for, and help 

clients navigate.
✓Society: healthier workers reduce the social cost of health care, and indirectly 

lead to more tax revenue (live longer, work longer, act as productive members of 
society.)
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The business case for healthy buildings
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Healthy building certification – small but growing



DEVELOPERS…
What’s MY business case for healthy buildings?



1. More rent? Lower vacancy rates? 
2. Higher development yield? 
3. Economic incentives for a certified building? (density, tax abatement, 

faster permitting?) 
4. Can I even achieve the certification?
5. How much will it cost?
6. Will the market reward me for my investment?
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OK, so where is the business case for developers?

Right now, the answer to all of these questions is
“maybe”, “not sure”, and “we hope so”…



▪ Market differentiation –be a leader in a growing tenant trend.

▪ Avoid future obsolescence – “healthy-ready” buildings can avoid costly future retrofits, if healthy becomes 
standard for “good”

▪ Like “green”, “healthy” can be synonymous with “well managed”, which helps reduce operating expenses 
and maintenance issues (which contributes to NOI).

▪ There IS a strong business case for tenants to pay more in rent for a healthy building 

▪ Lower capital costs and more access to capital? New debt products may incentivize healthy homes, and 
institutional investors may start showing  preference for healthy offices and other assets.

So why should I do this?



Building the business case 
for healthy buildings

▪ Case studies and profiles from CBRE, 
Arup, Genentech, Kilroy, Tower, and others 
on how a healthy-certified building is 
helping reduce operating expenses, boost 
revenue, and improve tenant satisfaction. 

▪ New research supporting the business 
case for healthy-certified buildings.

▪ A market update on WELL and Fitwel –
their market penetration and expanding 
certification programs.



From Healthy Buildings to Healthy Communities
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DISCUSSION: BUSINESS CASE FOR WELLNESS

Are you buying this business case? What do you think about healthy 
buildings and your markets?

What is needed to drive healthy buildings at scale?

What do you see as current barriers to market adoption, and what can ULI 
do to address them?
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Part 2

Building a business case for zero net energy



Why “Zero net energy”?

▪ Energy expenses continue to rise
▪ The cost of building components to achieve 

NZE continues to fall
▪ More countries and regions moving towards 

ZNE over time (as code!)
▪ More RE capital looking for the most

sustainable property investments, and NZE is
the most “future-proofed”.

▪ New financial tools to sweeten the business 
case, including off balance-sheet financing, 
and innovative ZNE leasing. 



Next-gen materials and 
technology making ZNE possible

• New materials: Structural insulated panels, 
cross-laminated timber, R-5+ windows

• New energy management tools:
microsensors, AI-assisted BIM/BMS, energy 
storage, advanced controls

• New on-site renewable options (solar 
pavers, curtainwall, films, and roof-
integrated PV)



Example 1 – new construction, class A commercial spec office building

▪ Super tight building envelope
▪ Mechanical equipment sized for energy efficient 

tenants
▪ Plug load “diet”?
▪ Advanced building controls
▪ Leveraging all cost-effective renewables available 

(solar, wind, geothermal, sewer gas?)
▪ Working with tenant/future owner to price in value 

of $0 in energy costs

▪ 7% premium in construction cost ($18/SF)
▪ $2/SF/yr rent premium, reduced non-recoverable

OPEX generates 18%IRR
▪ Future-proofing? NZE Required for NC in CA by 

2020/2030, will soon be in Seattle, NYC, and DC.



Example 2 – 82,408 SF Manufacturing Building, gut rehab

1) Reduce EUI
-LED Lights
-Optimized HVAC Tune-Up
-Insulation 
-Window Film
-Reflective Insulated Roof

2) Generation
-Rooftop Solar
-Parking lot Canopies
-1.02 MW System
-Generates > 1.6 MM kWh/yr.



Economic Results
ROI for the Building Owner:
- Total Investment Cost: $3,332,988
- Less tax Incentives $1,366,535
- Net Cost after Year 1: $1,966,453
- Annual Utility Savings: $421,000
- Return on Net Cost: 21.4%
- Simple payback (years): 4.67
- Increased Building Value: $6,415,385

Benefits to Manufacturing Tenant:
- Cost of Power set at $0 for next 20 years
- Competitive advantage when pricing L-T contracts
- Increased Profits (lower future power costs)
- Reduced maintenance costs (roof, lights, HVAC)

Benefits to the Environment:
- Offsets the burning of over 95 Million Gallons of Gasoline over a 

20 year period.



Zero over time – for a district, or 
a building portfolio?

Existing buildings
▪ Baseline, Benchmark, set goals
▪ Low/no cost improvement: facility management and tenant 

engagement
▪ Quick payback investments (lighting, lighting controls, 

insulation, metering for efficiency?)
▪ Long-term high-ROI opportunities – roof, mechanical 

systems, on-site renewables and storage?
▪ Have to overcome split incentives – owner/tenant, 

owner/property manager, owner/investor.

For a district?
▪ Renewable and low-carbon power
▪ Shared renewable resources from distributed generation
▪ Customized incentives for efficiency, demand management, 

and renewables
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