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Where our Emissions Come From

• In Ann Arbor…
• Buildings: two-thirds 

total city GHG 
emissions

• Rentals: 55% housing 
stock

• No existing initiatives 
to target these 
emissions
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What is the Split Incentive? 

Property Owner
• Owns the building
• Has the ability to make 

energy efficiency, 
electrification, and 
renewable energy 
upgrades

• Does not pay utility bills, 
so does not recoup cost 
savings

Tenant
• Lives in the unit
• Does not have the ability 

to make structural 
changes to the unit

• Pays utility bills but 
cannot make the kinds 
of upgrades needed to 
significantly reduce 
them 
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Existing Rental Process
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Whole Sector Approach
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Background Research

• Rental Cohort with RMI
• Understand rental policy 

basics 
• Review best practices 

• USDN & ACEEE: Rental 
Efficiency Learning Group

• Explore design & 
implementation

• Equitable Policymaking
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Background Research

• Benchmarked other cities
• Milwaukee, WI: Rental Rehabilitation Program
• Minneapolis, MN: 4D Housing & Energy Efficiency Program
• Burlington, VT: Minimum Rental Efficiency Standards
• Boulder, CO: SmartRegs

• What worked and what didn’t?
• What could work in Ann Arbor and what couldn’t? 
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Ann Arbor Context
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• ~31,500 units across 
~8,500 properties

• Median year built: 
1964 (dating back to 
1850s)

• No energy efficiency 
requirements in MI 
building codes prior 
to 1977

50th percentile = 1964



Program Development

• Convened a Task Force to tailor policy to Ann Arbor
• Representatives for tenant advocacy, landlord 

advocacy, low-income housing, Building Department
• Saw presentations by RMI, USDN, ACEEE
• Defined challenges & opportunities

• How to address split incentive

• Developed recommendations 

9/10/2024 Green Rental Housing 13



Task Force Recommendations
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• Appliance efficiency
• Time of replacement 

upgrades

• Efficiency Pathways
• Prescriptive or 

Performance

• Occupant weatherization
• Efficiency Disclosure

Policy Elements:



Feedback

• Shared the recommendations from the task force, 
including an initial draft of the checklist

• Collected feedback through a public survey, public 
meetings, and multiple stakeholder group meetings

• Common feedback included:
• Not enough time to meet compliance
• Points on the checklist felt inconsistent to the work required 

and impact generated 
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Updates

• Reworked checklist to be more consistent and backed 
by data

• Phasing in compliance over time
• Incorporated weatherization and appliance upgrades 

items into checklist 

9/10/2024 Green Rental Housing 16



Energy Efficiency Requirements

What
• Sets an energy efficiency 

target for rentals through 
two pathways

• Gives choices & flexibility 
for compliance

• Will be added to the 
existing pre-inspection 
checklist

Why
• Current checklist does 

not include efficiency
• Equalizes market 

expectations for rentals
• Streamlined process 
• Flexibility 
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Two Pathways

Checklist Pathway
• Choose from a 

combination of items on 
the Green Rental 
Housing Checklist 
developed by OSI

• Achieve a minimum 
energy efficiency score 

Home Energy Rating 
System Pathway
• Undergo a Home Energy 

Rating System (HERS) 
Assessment through a 
licensed Home Energy 
Rater

• Achieve a minimum 
HERS score 
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Home Energy Rating System Pathway 

• Instead of using the 
checklist, can get a Home 
Energy Rating Score 
(HERS)

• Get a score of at least 110 
(lower numbers are 
better)
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Checklist Pathway

• Checklist developed by OSI and collaborators
• Need to achieve a certain number of points

• Choose the options that work the best 
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Checklist Basics

• Three sets of points are available for the checklist
• Planning

A set of points that represent a sustainable planning process 
resulting from determining which actions will be the most 
impactful and creating a plan for achieving them in the most 
sustainable manner.  

• GHG Modeled Points
A set of points based on modeled GHG reductions resulting from 
energy efficiency, electrification, and renewable energy.

• Non-Modeled Points
A set of points with equal values that represent healthy, safe, and 
sustainable actions or improvements to rentals.

• Do not have to obtain all points – choose what makes the 
most sense to your property
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Checklist – Planning

• Two items intended to identify how the unit is 
currently performing, what (if any) upgrades make the 
most sense, and incorporate that into existing 
planning processes 

• Conducting an energy assessment
• Creating an energy improvement plan
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Checklist – Modeled Points
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Baseline 1 Basic Enclosure 2 Enhanced
Enclosure

3 HP Min EE 4 HP High EE 5 HP Min EE Bkup
Heat

6 HPWH 7 Whole Home
Min EE

8 Whole Home
High EE

9 Whole Home
High EE Basic Encl

10 Whole Home
High EE Enh Encl

ResStock Scenario Emissions Profiles by End-Use 

Water Heating Space Heating & Cooling Clothes Dryer Range Fridge/Freezer Dishwasher Lighting Clotheswasher Plugloads



Checklist – Non-modeled Points

• A set of health, safety, and sustainability actions
• Points are awarded in equal amounts, with few 

exceptions, for health and safety items and 
sustainability measures

• Examples:
• Providing bus passes
• Using electric lawn equipment
• Community garden
• Tenant education
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Checklist Examples
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Checklist Examples

9/10/2024 Green Rental Housing 26



Requirements
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• 6 months 
after 
passage

• 30/220 
points 
required

Phase 
1

• 3 years 
after 
passage

• 80/220 
points 
required

Phase 
2



Efficiency Disclosure

What
• Public access to score 

from the checklist 
pathway or the Home 
Energy Rating System 
Pathway

Why
• Empowers tenants to 

better understand 
energy costs before 
signing a lease

• Inspection results 
already publicly 
available
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Compliance

• During the regularly scheduled inspection process, 
properties will submit how many points their energy 
efficiency score and how they achieved it to be 
verified during the inspection

• If the unit does not achieve the required point total, a 
fine will be issued, recurring each day until the unit is 
brought into compliance 
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Resources
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Resources
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THANK YOU
Questions? Feedback?
Learn more: 
A2gov.org/sustainability/GreenRentalHousing 
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