
Water use is  one of  the b iggest 
operat ing costs  that  impacts  Net 
Operat ing Income (NOI)  for 
mult i fami ly  property owners .  Outdoor 
use is  especia l ly  important  s ince i t 
cannot be b i l led to res idents . 

Water  rates cont inue to r ise ,  up in 
major  U.S .  c i t ies  by a stagger ing 48% 
s ince 2010  according to reports  f rom 
Circ le  of  B lue.  Experts  ant ic ipate 
cont inued rate increases as 
populat ions grow and aging water 
infrastructures require  upgrades . 

I t  i s  cruc ia l  for  REITS and other 
mult i fami ly  property owners to f ind 
ways to reduce the i r  water  use in 
order  to save money and,  in  some 
areas ,  to be in  compl iance with water 
restr ict ions . 

This  report  of fers  strategies  for 
understanding your  property ’s  water 
use,  determin ing where you can most 
eas i ly  save water,  and ident i fy ing how 
to conserve both indoors and 
outdoors . 

U N D E R S TA N D  YO U R 
P R O P E R T Y ’ S  WAT E R  U S E
Understand how and 
where water  is  be ing 
used and you wi l l 
know where to start 
cutt ing .  Gather 

inte l l igence through the fo l lowing 
means . 

Bi l l  Analys is

You may be surpr ised how much you 
learn by rev iewing two years  of  water 
b i l l s .  Your  ut i l i ty  provider  has your 
b i l l ing data and should be able  to 
provide i t . 

F i rst ,  map gal lons used against  the 
tota l  b i l l  for  the last  two years .  Th is 
reveals  when rates have changed and 
what your  current  usage trends look 
l ike. 

Next ,  ident i fy  your  b i l l ing  
structure.  Are you on  
a  s imple per-gal lon  
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Simple Ways To Calculate 
Your I rr igat ion Water  Use

I f  you don’t  have a separate 
meter  or  sub-meter  for 
i r r igat ion ,  compare your  water 
use dur ing summer months to 
a  t ime when you’re  i r r igat ing 
l ight ly  or  not  i r r igat ing.  The 
d i f ference between your 
summer and winter  water  b i l l s 
provides a  pretty good 
est imate of  the amount of 
i r r igat ion water  used on 
property. 

http://www.circleofblue.org/waterpricing/


structure? Do you get  charged more 
per  ga l lon i f  you use more than a set 
amount of  water? Does your  
ut i l i ty  have t iers  of  water  pr ic ing? A 
pr imer on d i f ferent  b i l l ing structures 
is  ava i lable  here : 

In  summary,  answer these quest ions as 
you rev iew your b i l l s :

•  What is  my average monthly  water 
use ( in  ga l lons)?

•  What is  my average monthly  water 
cost? 

•  How much of  that  water  is  be ing 
used for  i r r igat ion? 

•  Have there been any unusual  sp ikes 
in  use or  major  changes to my water 
use that  I  can ’ t  expla in?

Water Tracking Software

Do you want a  more deta i led 
understanding of  water  on your 
property? Sub-meters  and other  on-
s i te  devices provide speci f ics  about 
where your  water  is  going.  Software 
l ike Banyan Water  Inte l l igence 
analyzes your  past  water  use and 
provides act ionable ins ights .

Water Audits

To get  object ive informat ion and 
advice about how to save water  on 
your  property,  you can contract  a 
company that  provides water  audits 
for  commercia l  propert ies .  Some c i t ies 
even offer  rebates to he lp with the 
costs  of  these audits .  Check with your 

water  provider  to see i f  your  area has 
such rebates . 

Current  Systems and Fixtures 
Inventory

Knowing the components of  your 
system is  the f i rst  step to ident i fy ing 
potent ia l  sav ings .  For  example,  many 
mult i fami ly  propert ies  have some or 
a l l  of  the fo l lowing,  depending on 
when they were bui l t : 

•  Low-f low shower heads

• High-eff ic iency to i lets

•  WaterSense labeled faucets  and 
aerators  

•  A smart  i r r igat ion system

O U T D O O R  WAT E R  U S E : 
L A N D S C A P I N G ,  F O U N TA I N S , 
P O O L S
One of  the fastest  ways to increase 
NOI is  reducing outdoor water  use. 
Water  used for  landscaping,  founta ins , 
and pools  represents  a  large cost 
every month ,  and is  genera l ly  not 
something that  you can b i l l  
back to res idents .
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Average Water Bills

http://www.banyanwater.com/solutions/?utm_source=inbound&utm_medium=white-paper&utm_campaign=cooling-tower
http://www.banyanwater.com/blog2/average-water-bills/?utm_source=inbound&utm_medium=white-paper&utm_campaign=cooling-tower


Banyan Water  has found that  most 
propert ies  can mainta in  the i r 
landscapes whi le  reducing i r r igat ion 
water  use by 50-70%.  For  some 
propert ies  th is  eas i ly  adds up to 
mi l l ions of  ga l lons of  water  and 
thousands of  dol lars  per  year. 

Pools  and founta ins  usual ly  lose water 
through leaks or  broken f loat  va lves . 
Meter  water  use and you wi l l  
qu ick ly  ident i fy  changes that  
point  to leaks ,  broken va lves  
and waste.

I r r igat ion Water 

How Much is  Too Much? 

Once you know how much water  you 
are us ing for  i r r igat ion ,  you need to 
determine i f  that  is  the r ight  amount 
of  water  for  your  property.  The EPA 
has developed a very he lpfu l  Water 
Budget Calculator  that  takes a  number 
of  factors  into cons iderat ion and 
ca lcu lates the amount of  water  that 
you should be p lanning to use. 

Changing Weather & Changing Needs

Managing landscape health is  both an 
art  and a sc ience.  When i t  ra ins , 
natura l ly  you can i r r igate less .  But 
how much less  depends on severa l 
factors ,  such as how much of  that  ra in 
is  l ike ly  to evaporate quick ly. 

I t  i s  cr i t ica l  to have a system that 
measures and reacts  to the weather 
condit ions on your  property because 

ra in  in  your  region doesn’t  mean ra in 
on your  property.  Many modern 
i r r igat ion systems have devices that 
t rack the amount of  ra in  that  fa l ls  on 
the property and suspends a l l 
water ing for  a  g iven per iod after  a 
ra instorm.  Act ive ly  managed systems, 
l ike Banyan Water ’s  smart  i r r igat ion 
systems,  take even more complex 
factors  such as humidity,  wind,  so i l 
saturat ion ,  and temperature into 
cons iderat ion .  These help put  a  f iner 
point  on determin ing when to water 
after  ra in  and exact ly  how much water 
is  needed. 

Basic Steps to Reducing I rr igat ion 
Water  Use

Most propert ies  can reduce i r r igat ion 
water  use even with the i r  ex ist ing 
equipment .  Here are some quick t ips : 

•  Stop water ing in  the ra in !  This  one 
is  a  quick win .  Add a ra in  sensor  to 
an ex ist ing i r r igat ion system for  a 
re lat ive ly  smal l  investment or 
ass ign someone to turn off  the 
system any day that  ra in  is 
expected. 

•  Inspect  your  system for  leaks .  A 
broken spr ink ler  head or  leak ing 
main l ine can waste a  lot  of  water 
and make the rest  of  your  system 
less  ef fect ive.  Leaks reduce 
pressure,  which often a lso results 
in  coverage issues .

•  Walk your  property monthly  to 
catch leaks before they ’ve  
wasted too much water.  A 
leak detect ion system helps  
with th is  issue as  wel l . 
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•  Look for  dry spots .  Dry spots  in 
your  landscape could indicate 
greater  issues such as leaks in  the 
system.

•  Test  your  assumptions .  I f  you th ink 
that  your  grass needs water  every 
day (or  every other  day) ,  i t ’s  worth 
i t  to test  to see i f  that  bel ief  i s 
t rue.  Try water ing more deeply one 
day,  then sk ipping your  water ing 
schedule for  one or  two days 
longer  than usual .  Go walk  on the 
grass .  I f  i t  pops back up after 
be ing stepped on,  then i t  
doesn’t  need more water. 

•  Upgrade your  i r r igat ion system 
with a  smart  contro l ler  or,  to 
maximize your  water  sav ings , 
cons ider  a  managed serv ice.  You 
may quick ly  save enough on your 
water  b i l l s  to make up for  that 
in i t ia l  investment . 

Pools  & Fountains

Pools  and founta ins  are great  features 
to improve the aesthet ics  and l i festy le 
appeal  of  a  property,  but  these 
systems can have h idden leaks that 
make them much more expens ive than 
property owners rea l ize. 

For  example,  one property had a 
leak ing founta in los ing 5 .6 mi l l ion 
gal lons of  water  per  year,  cost ing the 
property over  $2000 in  water  b i l l s 
every month .  Though the managers 
knew there was a  leak ,  they had no 
idea how much i t  was cost ing them. 
Repair ing the leak increased their  NOI 
and saved s igni f icant  amounts of 
water  on the property. 

Tips for  Saving Water in  
Water  Features

•  Leaks are the b iggest  water 
wasters  for  most  pools  and 
founta ins .  Act ive ly  monitor  water 
use to ident i fy  sudden changes .  I f 
you suspect  you have a leak ,  then 
invest  in  a  reputable leak detect ion 
serv ice to invest igate. 

•  Check equipment and jo ints  to see 
i f  water  is  coming out  anywhere. 
above-ground leaks are usual ly  the 
eas iest  to f ix . 

•  Make sure your  f loat  va lve is 
work ing proper ly.  I f  i t ’s  broken,  i t 
wi l l  automat ica l ly  “ ref i l l ”  the pool 
or  founta in with unnecessary extra 
water.  Th is  is  very s imi lar  to the 
va lve in  your  to i let  that  te l ls  the 
to i let  tank when to ref i l l  with 
water. 

•  Turn off  waterfa l ls  and other  water 
features when they’re  not  in  use.  I f 
the pool  is  c losed or  i t ’s  late at 
n ight ,  you might  not  need those 
features running.  Waterfa l ls  and 
founta ins  natura l ly  create a  lot  of 
water  surface area ,  which  
increases evaporat ion --  
so even a few hours  not  
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Banyan Water ’s  act ive ly 
managed smart  i r r igat ion 
so lut ions typica l ly  reduce 
i r r igat ion water  use by 50% 
-  70%,  especia l ly  for  large 
propert ies .

http://www.banyanwater.com/smart-irrigation-controller/?utm_source=inbound&utm_medium=white-paper&utm_campaign=cooling-tower
https://www.youtube.com/watch?v=GosLFMIU-_c
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running can reduce the amount of 
water  you lose f rom evaporat ion . 

•  Create shade around the pool .  Sun 
shades and pergolas  can decrease 
the pool ’s  temperature,  which can 
s igni f icant ly  decrease evaporat ion , 
especia l ly  dur ing the hot  days of 
summer.  The good news is  that 
adding shade is  a lso va luable for 
res idents  and the aesthet ics  
of  the property. 

Indoor Water  Use
You can decrease indoor water  use on 
a mult i fami ly  property by changing 
res idents ’  behaviors  and/or  changing 
f ixtures . 

Behavior  Change Programs

Find a good way to track res idents ’ 
water  use and share that  informat ion 
with them.  With submeters ,  you can 
invoice res idents  based on the i r  actual 
water  usage.  This  is  often ef fect ive at 
reducing usage.  Some ut i l i t ies  wi l l 
of fer  programs l ike DropCountr  to 
track and report  on water  use. 
Remember,  i t ’s  d i f f icu l t  to mainta in  a 
conservat ion program i f  you can’t  see 
how much you are or  are not  sav ing. 

•  C i rcu late water-saving t ips 
throughout your  community.  Put  up 
posters  in  common areas ,  pr int 
f lyers ,  or  have a speaker  f rom your 
loca l  water  ut i l i ty  g ive a  ta lk  about 
how and why to save water. 

•  Run a compet i t ion or  property-
wide ef fort  to reduce water  use 
with a  reward,  such as a  res ident 
event ,  to encourage water  sav ings . 

System and Fixture Upgrades

•  As with outdoor water  use,  the 
b iggest  water-wasters  are leaks . 
Insta l l  water  t rack ing software or 
work with your  team to determine 
whether  your  bui ld ings have h idden 
leaks that  are cost ing you money. 

•  I f  you don’t  a l ready have upgraded 
f ixtures ,  making the investment in 
EPA WaterSense cert i f ied faucets , 
to i lets  and shower heads may make 
a b ig d i f ference in  your  property ’s 
water  use. 

•  Water-ef f ic ient  to i lets  can save 
the average fami ly  13 ,000 gal lons 
of  water  per  year,  according to the 
EPA.  Mult ip ly  that  by the number 
of  units  on your  property to 
determine the sav ings potent ia l . 

•  Shower ing accounts for  about 
17% of  res ident ia l  indoor water  use, 
usual ly  about 40 gal lons per  day 
for  a  typica l  fami ly.  Whi le 
convent ional  showerheads use 
about 2 .5  ga l lons of  water  per 
minute,  WaterSense labeled 
showerheads use 2 .0 gal lons  
or  less  per  minute.  Replac ing 
showerheads with more  
ef f ic ient  ones can make  
a  dent  in  water  use  
and save money. 
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•  Whether  you are looking to save 
water  on your  property to reduce 
operat ing costs ,  contr ibute to your 
community ’s  water-saving 
programs,  or  because of  larger 
conservat ion concerns ,  there are a 
var iety of  so lut ions that  wi l l  work 
for  d i f ferent  propert ies . 

Some solut ions require  up-front 
investment but  may pay for 
themselves in  water  sav ings .  Other 
so lut ions are s imply a  matter  of 
gather ing informat ion and tak ing 
act ion . 

Start  sav ing water  and saving  
money on your  property today.

See how Banyan Water  has reduced 
water  use at  RIATA,  one of  the largest 
mult i fami ly  hous ing propert ies  in 
Texas .

Learn why L ivCor says : 

“Water  ef f ic iency is  a  great  way to 
s imultaneously  add va lue for  our 
investors  and our  res idents ,  and 
Banyan Water ’s  so lut ions accompl ish 
that  and more” 
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Download the case studies

Find more water-related news and 
information at www.banyanwater.com
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