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Thanks for joining us today.  Iʼve been looking forward to being with you. 
 
We're privileged to have leadership support of Hon. Carolyn Maloney, Chair, 
Congressional Joint Economic Committee (JEC), and Allison Chin, Ph.D, President, 
Sierra Club Board of Directors.   
 
We are very excited about Carolynʼs announcement at our Press Conference today 
of the JECʼs upcoming Hearing on Green Building Financing. 
 
Their remarks demonstrate the merger of the environmental and economic 
communities to heal our Planet, stimulate the economy, and enhance social equity.  
 
To wrap up lunch, I will provide perspective relevant for commercializing sustainable 
investment, the tools we have to do it, and how we can stimulate the needed 
sustainable investment market shift and the confidence that comes with it. 
 
PERSPECTIVE 
 
In 1720 speculators created a stock collapse infamously known as the South Sea 
Bubble surrounding trade in South America. 
 
In the 1790's the first bank of the US was almost brought to its knees by William 
Duer who purchased most of the stock and drove up the price causing a collapse in 
value and panic. 
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In the 1890's the market crashed repeatedly with the inflation of railroad stocks. 
 
NYSE President Richard Whitney after the 1929 & 1930's crashes tried in vain to 
stop the contagion by pumping hundreds of millions into the market.  He stumped 
the country thereafter trying to inspire faith in the Street, but no one listened except 
to Eddie Cantor's Whitney parodies. 
 
Before he was sent to Sing Sing, Whitney testified before Congress.  Iowa Senator 
Brookheart told Whitney that Whitney had visited the greatest panic in history on the 
country.  Whitney responded: 
 
"We have brought this country sir, to its standing in the world through speculation." 

 
The capital markets were never the same until the 1980's, with the value of a Seat 
on this Exchange in 1959 being the same as that in 1899, and Whitney was never 
the same at all retiring as a farmer on Cape Cod. 
 
There were many other crashes in between.  
 
The cycle repeats about every 30 years, most recently with the S&L crisis in the 
80's, and Subprime last year which stigmatized commercial real estate that is now in 
the process of crashing, caused bank failures, forced mergers, and a global 
recession. 
 
EO Wilson, the Harvard scientist, won the Pulitzer Prize for his book Consilience 
which means the unity of knowledge.  He chronicled the state of science, and when 
it came to the dismal science, he said there was no science, obviously invoking the 
wrath of the economics profession.  EO said the basis of economics is only human 
nature: 
 

"We are better off if the economists speak than if they remain silent.  But the 
theorists cannot answer definitively most of the key macroeconmic questions that 

concern society including ... the roles of soil, water, biodiversity, and other 
exhaustible and diminishing resources, and the strength of "externalities" such as 

the deteriorating global environment.  The world economy is a ship speeding 
through uncharted waters strewn with dangerous shoals. 

 
There is no general agreement on how it works.  The esteem that economists enjoy 

arises not so much from their record of successes as from the fact that business 
and government have nowhere else to turn." 

 
To that end, Sir Nicholas Stern who wrote the Stern Review on the Economics of 
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Climate Change for the UK, and is former Chief Economist at the World Bank, calls 
dangerous climate change the world's greatest market failure with conservative 
estimate of a 30% drop in global GDP if it gets out of control. 
 
Consilience was such an inspiration for Sandy Wiggins, e3bank Chairman and a 
colleague of mine at the US Green Building Council Board of Directors, that he 
named his consulting company Consilience. 
 
EO Wilson is also an expert in Family Systems Theory, the scientific basis of how 
we all act as people that has been transforming the fields of psychology and 
psychiatry for the last 10 years, and is highly relevant to explaining the business 
world including the seminal work by Georgetown University:  The Emotional Side of 
Organizations. 
 
So why is this background relevant? 
 
It is relevant to know that speculation and greed will likely never change because 
they are hard wired into our lower brain stem along with fear (fight or flight) and lust.  
Iʼll defer the lust part to another day, but fear and greed can be harnessed for the 
good of society. 
 
The question then is how do we use these inherent traits to not only get a better 
return on investment but also create social good?  Iʼll address this important 
question in the last part of my remarks. 
 
The Social investment world is relatively mature - about 20 years old and growing 
rapidly, but it is not yet mainstream. 
 
Green buildings have grown at a 75% rate for the last 5 yrs. in new construction, but 
are negligible in the existing building stock. 
 
Certified organic products, FSC Certified Wood and Green-e Power have been 
growing at about a 20% rate for about 20 years, but are less than 10% market 
penetration. 
 
However, we are seeing government and industry revving up their engines to move 
the market.  GSA through the help of leaders like Kevin Kampschroer and Lance 
Davis, here with us today, was the first agency to send a stimulus budget to the 
President, and are spending about $5B in green buildings. 
 
We are part of a broad based Coalition recommending to Congress and the 
Administration, 50 million green buildings in the next 10 years that was well received 
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last Monday by Senate Majority Leader Harry Reid, Bill Clinton, Ted Turner, Al Gore 
and Boone Pickens. 
 
WHAT ARE THE TOOLS WE HAVE AVAILABLE? 
  
The Capital Markets Briefing Paper:  Business Case for Commercializing 
Sustainable Investment and Background Documents summarize the research we 
conducted with Cliff Rechtschaffen, California Deputy Attorney General, the 
California Energy Commission, Nobel Prize winning IPCC Scientist Steve Schneider 
from Stanford, and Jim Hansen with NASA, the world's leading climatologist 
according to NAS. 
   
This research concludes that we need 2.8 million green and climate neutral 
buildings and 1.2 million certified sustainable products by 2015 to prevent 
dangerous climate change from going irreversible. 
 
The second peer review of this work resulted in raising from 40% to 60% the Margin 
of Safety for uncertainty to prevent catastrophic results identified in the Briefing 
Paper by the Bush II White House.  
 
To summarize our calculations: 
 

• We used IPCCʼs worst case climate pollution growth estimate 
• We used Jim Hansenʼs guidance on needed reductions by 2015 
• We added more pollution from a 60% margin of safety 
• We measured how much pollution green buildings & SMaRT products reduce 
• We then added up how many buildings & products were needed  
• We came up with a sum of 2.8 million buildings & 1.2 million products 

 

I believe that only the capital markets can move that much that fast.  So it gets back 
to fear, greed and speculation. 
 

These problems of pollution have been accumulating since the start of the industrial 
revolution in the 1830's, and greatly accelerated in the last 20 years through 
globalization and population growth. 
 

We know the capital markets can work fast enough to substantially reverse the 
pollution, because making money and reducing risk on a large commercial scale is 
the most powerful engine of commerce. 
 

We know manufacturers are starting to compete over what SMaRT Sustainable 
Product Certification level they achieve.  Competition over certified sustainable 
product level certification constructively uses fear and greed to further the public 
interest and social good.  Nothing forces manufacturers to act faster than 
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competition. 
 

For example, we developed two national consensus standards in the 1980's that 
went to 95% market penetration in three to five years and accelerated a 10 year 
securitization of the building stock because they substantially reduced risk and 
uncertainty and the capital markets made substantial fees over 10 years. 
 

We are on the verge of doing that again with Green Building Securities that many of 
us today are working on. 
 

Our Initiative has consensus standards that greatly reduce pollution and add 
substantial economic value.  Leading financial institutions are adopting them. 
 

They cover the global supply chain and about 70% of global economic activity:  all 
buildings and global manufacturing and retail and are the result of 17 years of 
standardization and over 10 votes of approval involving tens of thousands of 
professionals. 
 

One of these Standards that is also part of LEED:  SMaRT Certified Sustainable 
Products -  provides such a market incentive that the first three manufacturers went 
climate neutral at their manufacturing facilities just to get the SMaRT LEED Credit.    
 

Knoll Furniture and Forbo Flooring are two of those companies and are here with us 
today.  The Knoll SMaRT Platinum Certified Generation Chairs we're sitting on are 
from the climate neutral Knoll E. Greenville Pa. facility.   Forbo's SMaRT Platinum 
Certified world's largest linoleum facility outside Amsterdam in Holland also went 
climate neutral to achieve the SMaRT LEED Credit.  Milliken Carpet is the third. 
 

The consensus Green Building Underwriting Standards were launched by 
JPMorgan Chase and Wells Fargo Wachovia and measure increased cash flow and 
reduced expenses from green buildings.  They were market tested by 15 entities 
with over $2 trillion in assets. 
 

The Integrative Design (ID) Standard saves 1% in construction costs and much 
more in operating costs over conventional based on the Navyʼs experience, and 
reduces liability according to Firemanʼs Fundʼs ID Risk Statement. 
 

The Capital Markets Briefing Paper released earlier today at our Press Conference 
documents our four years of due diligence with investors, investment banks, and 
rating agencies determining that green buildings, certified sustainable manufactured 
products, and Green-e power are more profitable, less risky, and preferred without 
exception by investors in a survey initiated by S&P covering over $3.3 trillion in 
assets. 
 

The Paper is for top management and also documents globally validated data from 
energy investment bankers that conventional energy costs will increase substantially 



 6 

over the next 10 years.  Dan Winters, Managing Principal, Evolution Partners 
provided the documentation that conventional energy costs have been highly 
volatile over the last 10 years, increased substantially, and this volatility is expected 
to continue for at least 10 more years based on globally validated data from energy 
investment bankers.   
 

These costs are down now along with global climate pollution due to the recession. 
 
STIMULATING THE MARKET SHIFT 
 

Using the knowledge of how the capital markets operate, market growth, and the 
tools we have created, what does this mean? 
 

It means the market is ready for this shift and we can help stimulate it.  Our Survey 
& Allianz Global Investorʼs show that Investors are screaming for it. 
 

It means the market is ready to shift to sustainable investment - that is, investment 
best for the environment, economy & social equity. 
 

It means we are here today to stimulate this global investment shift and harness 
human nature's power embodied in investors and financial institutions, to be 
profitable while solving our Planet's environmental crisis. 
 

It means the end will soon come of greenwash, the misleading and inaccurate 
communications about environmental benefits of products. 
 

It means we can deliver to the market everything it wants: 
 

•  Higher value collateral  
•  Reduced risk  
•   Increased liquidity and credit availability  
•  Improved investor confidence and attracting capital  
•   Increased green jobs  
•   Increased innovation  
 

It means that we can be the Tipping Point for the capital markets with the help of 
you today including our friends in the Sierra Club, JPMorgan, the Congressional 
Joint Economic Committee, and Environmental Bankers. 
 

It means our human nature for speculation can be harnessed to rapidly heal our 
Planet, create jobs and wealth, and stop imminent irreversible unmanageable 
dangerous climate change. 
 

I'm fortunate to be part of this sea change in the markets and play a role with you 
that warms the soul and spirit, and also gives me a home run IRA!  
 

Thank you, it's my pleasure, itʼs exciting, and I very much look forward to it. 


