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The global financial crisis has brought a dynamic factor to our attention. The majority of existing real
estate product in the world today is functionally obsolete for today's market. It is neither "green" nor
"sustainable," it is not "carbon neutral" or "carbon advantaged." It does not contribute to the long
term economic viability of our rapidly urbanizing metropolitan conglomerates. The options for carbon
credits and offsets for the errors of our past cannot be easily healed. We might consider our existing
marketplace to be a global brownfield in need of remediation.
I believe we are in for a major overhaul that will require investor innovation and major tax incentives
similar to rehabilitation tax credits or historic preservation incentives. We might name these
restoration real estate tax credits.
In a restoration economy the base value of real estate will be the future value less the cost to retrofit
to LEED EB (Existing Building) Certified status and the soft cost of the holding time and interest as
well as profit for the risk of the investors. We could equate this to the rebuilding of countries after a
civil strife or war. As we look at emerging nations we see them engaging in developmental
enhancements that may or may not be green. We must lead the world in restorative ecology and
preservation of the earth for local benefits to each culture. 
The "Local Food Movement" and other activities of aesthetic living that are emerging from our
international follies require us to identify safe and profitable projects that can operate in a carbon
advantaged mode. Real estate must be looked at as a "power generating structure" that is
contributing to the owner's cash flow. We are looking at the restructuring of our business with the
same wide sweeping changes being addressed by the financial and automotive markets. This
emerging structure will offer advantages for the truly visionary innovators that see the potential of
operating cost control. I believe we will be embracing more technology into the new models that will
have us in "Google mode" at the doorstep. The smart green building will also create more
transparency, and intranet management and security that can be monitored from a computer
wherever the owner is domiciled. 
I had the opportunity to attend the UN Climate Change Conference in Poznan, Poland early in
December 2008 as an accredited delegate and visit the Technology Exhibit Hall full of innovative
products and featuring carbon neutral cities that presently exist in the Middle East and China. I have
not heard of a carbon neutral city in the U.S. We must get on the innovation bandwagon and look at
the planned community models The Rouse Co. created in the 1970s and the textile industry created
in the 1890s creating mill villages on rivers that generated green power and springs with clean
water. The U.S. must look beyond the model that is before us today because this model is not the
model of the future. We must embrace "restoration ecology" and develop projects that would be
suitable for value funds to restore the image of real estate as an investment in the global
marketplace.
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