














RUDY ARCHULETA

something akin to the lobby’s Art Deco richness, they are in for
a jolt. The space I toured was decidedly contemporary—
bright, airy, and sleek, with an open floor plan and a panoramic
view of midtown. Joining me were Paul Rode of Johnson
Controls and Dana Schneider of Jones Lang LaSalle, two
experts in the field of sustainability and building retrofits who
have been intimately involved with the work here. (Their
firms, along with the Clinton Climate Initiative and the non-
profit Rocky Mountain Institute, are partners in the project.)

Maybe it’s because I work in a basement, beneath the
unflattering glare of fluorescent bulbs, but the first thing I
noticed was the overwhelming amount of natural light pour-

ing in through the windows. I
soon learned that maximizing day-
light in the room meant that the
interior lighting systems could
operate at significantly reduced
levels, while still producing illu-
mination required by code.
“There’s a real misconception in
the marketplace,” Schneider said,
“that it’s going to be dark when
you're operating well below rec-
ommended levels, but daylight is
far more powerful than you may
think, and ultimately, people prefer to work in natural light.”

“In this entire building,” Rode added, “most of the light
comes in at the east and south elevations, and in the west ele-
vation during the afternoon. So here we are facing north, and
we’re in the back half of the building—in the worst-case room.
This is as bad as daylighting gets.”

The illumination levels here adjust automatically; a control
system dims the lights depending on the time of day and who
is occupying the space. “If 1 leave the room,” Rode said, “the
occupancy sensor takes over and says, ‘OK, nobody’s been here
for 15 minutes; I'm shutting everything down.””

Even the furniture comes equipped with sensors. Schneider
knelt to point out an infrared sensor tucked away under a
desk. “The furniture has an integral energy manager in it,” she
said, “so if it’s not sensing someone at this desk, it will power
down all the plug loads and report back to our tenant energy
manager. That way, you can actually track the energy being
used. Isn't it amazing?”

Tenants can monitor their overall energy usage by viewing
a kind of computerized dashboard, which takes raw data and
translates the numbers into digital graphs.

“This is all about load reduction,” Rode said as the three of
us walked over to the windows. “For example, take these win-
dows. Better windows mean reduced loads.”

The retrofitting of the Empire State Building’s 6,500 win-
dows represents one of the project’s most ambitious aspects. At
a rate of 50 a day, workers have been taking out the old Ther-
mopane windows, breaking the seals, inserting Mylar sheaths
between the panes, and resealing them with krypton-argon gas
inside. All of this is being done on site.

Rode tapped gently on one of the windows. “You can’t even
tell that there’s a piece of film in there that’s suspended between
the two panes. That film—they call it a heat mirror. It blocks the
sun’s most potent rays, so we can cut down on air conditioning.
Iralso creates two pockets to provide additional insulation, so
we don’t have to heat as much in the winter.”

“Can you open these windows?” [ asked, gazing out at the
Chrysler Building, directly across from us.
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“Air conditioning wasn’t widely used until the 1950s,”
Schneider said, “so buildings built before then had to have
operable windows. This was how you air conditioned a build-
ing—by opening the windows.”

“And yes, you still can open them,” Rode said, proceeding
to do just that. “There are times when you just want to
open the windows.”

Today was certainly one of those times—gentle breeze, glo-
rious sunshine—and [ was struck at once by how quiet the city
was from this height, how absent were the honking cars, how
the sounds of city life combined into a low background mur-
mur, barely more audible than a rumble.

Schneider directed my gaze below the window, to the radi-
ator unit. “This,” she said, “is a bigger deal than you may real-

26 PRESERVATION March(April 2010

ize. In almost all buildings in New York City, if you take out
the radiators, behind them is just a masonry wall.” Without
some kind of insulation in place, those radiators end up heat-
ing the outside of the building as well as the interior, resulting
in significant heat loss. The solution to this problem involves
installing 6,500 insulated reflective barriers behind all the
radiator units in the building. “Something as simple as this
insulation—and this is simple—is great in terms of controlling
heat flow,” Schneider said.

We continued through the suite as Schneider and Rode told
me about the carbon dioxide sensors, the air-handling units, and
various other technologies.

So what,  wondered, has the response been like so far from
the current tenants in the building?




COURTESY EMPIRE STATE BUILDING

Two corporations, it turns out,
have already moved into energy-
efficient office suites, and both
(according to Anthony Malkin) are
happy with their spaces. Most of
the other tenants have leases that
are set to expire within four years.
With rental rates sure to increase,
the owners must convince tenants
that saving money on energy bills
will make their high-performance
spaces cost-effective over the course
of a 10-year or 15-year lease.

the owners of the Empire State
Building have modified certain
aspects to encourage energy effi-
ciency. And they are offering con-
sulting services to tenants who
wish to redesign their spaces—the
goal being to use less energy with-
out compromising on design. In
one case, the owners reviewed pro-
posed design plans for a tenant,
identified energy-saving modifi-
cations that would require no addi-
tional investment, and incorpo-
rated those changes into the lease.
As Schneider pointed out, the
building’s owners “are giving ten-
ants the tools, and telling them
how to implement these guide-
lines within a certain budget price
point. Most of the building’s ten-
ants agree to that, because why
wouldn’t they?”

“It is a no-brainer,” Rode added,
“and the data is supporting that.”

“There’s a misconception that it costs more to implement
these technologies,” Schneider said. “It doesn’t.”

The Empire State Building, of course, has its infrastructure
already in place, meaning that the chiller plant or the exhaust
fans or the condenser water system can be updated rather
than replaced. “If this were a brand-new building,” Rode said,
“and a tenant was moving in, and nobody had done this
exploratory work ahead of time, then yes, there would be a pre-
mium to pay.”

“Ultimately,” I said, “the bottom line is profit, isn't it?”

“Look, nothing we’re doing here,” Rode said, “is for the sake
of being green solely. This is a win-win situation: You can be
green and be profitable.”

As for the leases themselves, -

“Let me tell you why all of this is important from a
preservation perspective,” Anthony Malkin told me. ‘A lot of
energy was consumed to put historic structures up in the first
place. It’s crucial that that energy isn’t lost, that you refit those
buildings the way we’ve done with the Empire State Building,”

According to the US. Green Building Council, buildings
account for 38 percent of the carbon dioxide emissions in the
United States. That’s why
retrofitting them is crucial.

if yougo...

And though the incremen-
The Empire State Building is  tal costs of reconfiguring a
located at 350 Fifth Avenue  historic building can be sub-
between 33rd and 34th stantial, the Empire State
streets. The observatory is Building model can provide

open daily from 8 a.m. to
2 am. See esbnyc.com for
more information.

a template for owners of
older office buildings. Per-
form a sensible retrofit, and
the benefits are clear: higher
occupancy, increased rents, reduced utility expenses, lower main-
tenance and repair costs, and a cash flow that can be used to fund
other capital improvements. Indeed, Malkin told me that creat-
ing “a transparent, replicable, quantitative energy efficiency
assessment” that could be used on any building was a funda-
mental goal of the project.

Work on the building’s systems is to be completed soon, and
the tenant spaces will be finished by 2013. If this grand exper-
iment works, the Empire State Building will attain a score of 90
according to standards established by Energy Star, a program
managed by the Environmental Protection Agency and the
Department of Energy—meaning that it will perform better
than 90 percent of buildings in the United States.

“We're taking a building that is 78 years old,” Malkin said,
“to the peak of modernity, to the forefront of efficiency, with-
out affecting the core elements of its character.”

John Jakob Raskob’s dream of a new financial sector ris-
ing up around his skyscraper never did materialize—Wall
Street was content to stay right where it was, and the new
Waldorf-Astoria became a magnet for newer skyscrapers
uptown. Less than half of the Empire State Building was
leased out upon its completion, with the offices above the 41st
floor remaining largely empty, thus earning it the unflatter-
ing nickname “the Empty State Building.” One could argue
that the vision for a 21st-century Empire State Building
espoused by Malkin and his team would allow the building
to finally realize its potential, to thrive as a collection of cut-
ting-edge office spaces that turn a profit while treating the
environment more gently than in the past. In other words, for
the first time in its history, this building as a practical, utili-
tarian space might finally rise to its symbolic value as an icon
of progress, as the soaring embodiment of man’s daring
and accomplishment. P
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