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BOMA San Francisco, BOMA Oakland/East Bay, BOMA Sacramento and BOMA Silicon
Valley Sponsor Successful Energy Symposium and Exhibition March 30 at Oakland
Marriott & Convention Center
The March 30, 2001 Energy Forum held at the Marriott Convention Center hotel in Oakland, was a huge success. Nearly
300 people attended the event that included an exhibition of energy-saving products and services, with special
luncheon speeches by Governor Gray Davis’ Secretary of State and Consumer Affairs, Aileen Adams, and the Chairman
of the California Energy Commission, Bill Keese.

The Secretary of State and Consumer Affairs, Aileen Adams, said the state was facing a shortage of about 5.000
megawatts of power by the summer, and that commercial load reduction was absolutely going to be necessary. She
estimated that there was nearly 590,000,000 square feet of office space in the state (not counting buildings under 25,000
sq. ft.), with government buildings accounting for nearly 190,000,000 square feet of that.  BOMA’s assistance in involving
the remaining 400,000,000 sq. feet of private office space in energy conservation activities, was going to be absolutely
essential to reducing overall state consumption of power. Office buildings account for about 1/4 of the total state peak
load demand.

Secretary Adams reported that only voluntary measures are being considered, but reminded owners that the California
Building Standards Commission did pass a stringent new energy conservation code in January that mandates greater
efficiencies for  new construction. The Secretary suggested that implementing office building energy efficiency measures
would also make good business sense to all tenants.

Bill Keese, the Chairman of the California Energy Commission, said the energy problem can be attributed in large part
to the fact that there has been no new generation built in CA for the last 10 years, and that we would have needed to
build 2 new major plants per year over the past decade if we were to have kept up with the actual increases in demand
that took place. He said the state energy commission was pushing to approve a number of new “peaking” plants, and to
fund the building of an emergency demand responsive system to protect the state from future power blackouts. He also
said the CEC recognizes the vulnerability of the NP 15 transmission lines for power, and had authorized an 18 month
project to fix that bottleneck, scheduled to start in April, 2001.

Dan Rottinghaus and Jeff Cereghino of the law firm of Berding & Weil gave a presentation on the legal issues
surrounding providing power to tenants. They cautioned that the issue of premises liability is never far away, if power
is reduced or cut off in a building, and suggested that building owners have an emergency plan for such an occurrence as
was prepared for the Y2K scare.  The bottom line for owners is to give tenants sufficient notice regarding what will be
operating, and what will not, in any power emergency. Owners may also want to add “utility interuption” clauses to
their leases to protect them from liability when business operations are interrupted due to power failures. Lastly, the
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attorneys suggested owners may want to change language in their leases to allow for more frequent adjustments
(quarterly, or even monthly) due to fluctuating power costs.

BOMA Addresses Impact of Energy Crisis on Office Buildings in California with
new study
BOMA California just released a study of the impact of higher energy prices and potentially unreliable service on
commercial office buildings and their tenants in the state. The study, produced by Carl Pechman, of Power Economics,
Inc., is a 36 page document that details how BOMA members can play a vital role in helping the state restore a balance
between supply and demand for electricity. Key to this is having the state’s regulators and legislators change certain
public policies dealing with energy conservation, distributed generation, direct access, and demand curtailment. BOMA
California released an Energy Policy based on this report’s recommendations. To obtain a copy, check out BOMA San
Francisco’s web page      www.bomasf.org    and download a copy of it.

BOMA Energy Policy Adopted
BOMA International, BOMA California, and BOMA San Francisco have all adopted policies dealing with the energy
crisis, and our suggestions for dealing with it at the public policy level. The key common elements in each are:

•BOMA members are essentially facilitators for the delivery of energy to their tenants, and most of those
power consumers are small businesses. Any conservation incentives offered small businesses should be extended to the
office building industry, as they house the state’s small business community, and any savings realized are passed on to
the tenants.

•BOMA supports the ability of customers to sign direct access agreements with power suppliers. No exit fees
should be imposed on direct access customers, as such contracts reduce the demand on the grid, thereby reducing the need
for the state to pay higher spot market prices.

• BOMA supports tax and investment incentives for distributed generation and for the purchase and
installation of energy conservation equipment in office buildings.

• BOMA supports expediting the development of new power plants as essential to our long-term energy needs.

BOMA San Francisco Issues Voluntary Emergency Energy Conservation Measures
for Buildings
Much has already been done to make most Class A buildings as energy efficient as possible, including retrofitting light
fixtures, upgrading chillers, and insulating windows, but additional conservation measures may be required such as
adjusting thermostats to lower temperatures in the winter and higher temperatures in the summer, reducing lighting in
common areas, and limiting the number of operating elevators, especially as summer approaches. BOMA released a
detailed list of suggested measures that Governor Davis recently ordered state buildings to do in a Stage 2 or 3
emergency,  including resetting thermostats, closing blinds on all south and west facing windows, turning off lights in
unused rooms, requiring all employees to turn off their computers, copiers and other equipment at night, and to
discontinue the use of microwave ovens, toaster ovens and coffee machines until this emergency has passed.  A copy of
the energy conservation advisory (with tips for tenants) is also available on the BOMA San Francisco web site.

BOMA International Launches Online Energy Resource Center/Issues National
Energy Policy
The Building Owners and Managers Association (BOMA) International has launched an online Energy Resource Center
at www.boma.org/EnergyResourceCenter.htm. This new Energy Resource Center provides a one-stop-shop where BOMA
members, government officials, commercial tenants and other professionals can obtain the latest energy information,
including emergency conservation tips, guidelines on what to do in a blackout, and long term conservation and efficiency
strategies.  The resource center also provides a "Staying Plugged In" bulletin board, enabling professionals to post
messages and share solutions. Hotlinks to BOMA's policy positions on implementing a national energy policy,
electricity restructuring, the ASHRAE Standard 90.1 on energy efficiency, and EPA's Energy Star program are also
available.  Visitors to the Energy Resource Center will also find a comprehensive list of nearly 40 energy-related sites.
“Utilities consume the largest portion of commercial real estate's operating expenses - 29 percent - so the cost of energy
is critical to our industry's bottom line," said BOMA President Richard D. Baier, managing director of CB Richard
Ellis in Kansas City, Mo.  "And providing a reliable supply of energy is critical to the livelihood of every office
building tenant.  The time to seek answers and implement solutions is now," he added.  BOMA International is calling
on Congress to enact a national energy policy that ensures all consumers have access to adequate supplies of reasonably
priced energy. Specifically, BOMA International is recommending the following Federal actions be taken:

•Identify reliable sources of domestic and renewable energy;
•Eliminate unreasonable regulatory burdens and restrictions that inhibit the development of domestic energy
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•Identify and eliminate regulatory structures that impose artificial pricing schemes;
•Ensure uninterrupted transmission and distribution energy networks; and
•Protect consumers in the absence of a competitive market force.

CPUC Considers over 400% Rate Hike for E-19 & E-20 Buildings During Summer
Peak Periods
The California Public Utility Commission has quietly been presented a proposal to boost rates on office buildings’
energy consumption from approximately 8 cents per kilowatt hour (E-19) and 6 cents per kWh (E-20) to 38 cents per kWh
for both classes.  This would amount to over a 400% increase to office buildings for energy during peak periods in summer
and  would have an immediate and negative impact throughout the state, especially on the small business community.
BOMA’s state advocate Les Spahnn sent a letter to Loretta Lynch protesting such a huge hike, and has yet to receive a
response. The critical concern here is that BOMA buildings are not the consumers of power their energy bills would
imply. BOMA members are not large users of power, but conduits for large amounts of power to thousands of small users.
Our tenants are the ultimate consumers of most of our power purchased. To place a premium price on power for
commercial office buildings will only hurt their tenants, and increase the cost of their products and services.  It is
unclear when these new rates will receive final approval. Contact the BOMA office for a copy of the filing.

BOMA Bay Area Energy Committee Still Working on Future Power Pool for Office
Buildings
BOMA’s Energy Committee, chaired by Dale Tate (Glenborough Realty  Trust) and Tod McKelvy (Berding & Weil) has
been meeting weekly for several months now in an effort to create a model contract for our members’ future purchase of
energy through a deal set up with Enron Energy Services.  Because of the uncertainities in the market as well as the
regulatory environment for utilities in CA, Enron has been unable to provide a proposal that would be acceptable or
beneficial to our members, but the committee is hopeful that this situation will change soon. Key to any future power
pool will be the final PUC rules on signing direct access contracts, and what, and how, any exit fees will be assessed.
The committee has been researching co-generation, distributive generation, demand side management proposals, and
software to track usage for the membership, and, when appropriate, will announce new products it believes are worth
consideration by BOMA members.  New committee members are always welcome: contact Ken Cleaveland at the BOMA
SF office.

Upcoming Energy-related Events of Interest to BOMA Members
BOMA International has arranged a 1 1/2 hour teleconference at 9:00 a.m. PST on  May 11 dealing with Energy
Management and Conservation issues. This teleconference is being sponsored by The Trane Company, but the content of
the program was developed by BOMA. The objective of the program is to educate commercial real estate professionals
on the challenges and solutions to keeping the lights on in today’s uncertain energy climate. Innovative approaches
currently in use by building managers will be featured and discussed. The cost is $59 for BOMA members, $69 for non-
members.  Register by logging onto BOMA International’s web site:     www.boma.org   .

Another program of interest is the Power Association of Northern California’s upcoming May Workshop and Luncheon
on May 15, 2001, from 8:00 a.m. to 1:30 p.m., at PG & E’s conference rooms A & B, 245 Market Street, in San Francisco.
Guest speakers will include Severin Borenstein, Director, UC Berkeley’s Energy Institute, Dan Richard, SR VP of Public
Affairs of PG & E, and many others. For a complete list of speakers, and program, contact:      www.panc.org   . Cost: $125.

New Energy Standards To Take Effect June 1, 2001
AB 970, passed by the California Legislature and signed by Governor Davis, calls for new and more stringent energy
efficiency standards in commercial construction. These new code changes will impact new construction in office buildings
as well as renovations in existing buildings. Specifically, high performance dual glazing will be the standard in all
climate zones, with good shading values the norm when the percentage of glass to wall  (window wall ratio) is over
20%. In addition, portable workstation lighting such as desk lamps must be counted when calculating the proposed
installed lighting. Permanent lighting will be reduced by up to 15% and the overall energy  efficiency requirements
will be 15-20% tighter on nonresidential projects.  To download a copy of the new standards, check out
www.energy.ca.gov/ab970_standards/documents/index.html   .

AB 970 Includes Cool Roof Retrofit Program
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California Assembly Bill 970 also included $50 million in funding to various "fast-track" programs to help reduce
energy demand. Of that, $10 million was set aside for the Cool Roof Retrofit Program.  This program pays incentives to
qualifying building owners or property managers who install a cool roof. Cool roofs stay 50 to 60° F cooler during peak
summer conditions than traditional hot roof materials. The scientific definition of a cool roof is Solar reflectivity >
65% (ability to reflect the sun's energy) Emissivity > 80% (ability to emit stored heat). Most traditional roof materials
have solar reflectivities of 30% or less and are "hot". A growing number of roof products are qualified as at least 65%
reflective by the Energy Star Roofing Products list (see www.energystar.gov). At this point all of these products are
bright white in color.  Although metal roofing can be highly reflective, bare metals have low emissivities that keep
these products hot. Therefore bare metal roofing and metal-based coatings are not cool roof products.
Building owners or property managers can receive incentives if their buildings meet the following characteristics:
Building: Non-residential or multi-family use; Low slope roof (less than 2 in 12 slope); Not in climate zones 1 or 16 (see
map); Mechanically cooled in the summer. A building’s existing roof must have the following: Solar reflectivity less
than 30%; No more than R-30 insulation; No less than R-10 insulation.

Existing Roof Ducts must have: Solar reflectivity less than 45%; No more than R-8 insulation; No less than R-2.1
insulation. In addition, rooftop areas may need to meet minimum size restrictions, at the discretion of the program
administrator. To qualify for the Cool Roof Retrofit Program a roofing project must:

! Use only non-metallic roofing materials with at least 65% reflectivity from the US EPA Energy Star Roofing
Products list (     www.energystar.gov    ) .

! Have warranties from either the roofing contractor or the roofing manufacturer to cover 5 years labor and 10 years of
materials costs in the event of cracking, flaking, peeling or leaking.

! Preference for those to be completed by Summer 2001.

Get Your Rebates for Energy Conservation Improvements NOW!
SB 5X and AB 29X are two bills that passed the Legislature and are good news for building owners: SB 5x appropriates
$66 million for high efficiency lighting retrofit, $60 million for appliance replacement and HVAC retrofit; and about
$50 million to help fund additional demand response programs. The retrofit dollars are for both commercial and
residential and will be run largely through the existing local utility company. To get this money, building owners must
take affirmative action to go after it. Contact PG & E’s Energy Efficiency Center at 1-800-468-4743  or Steve Hutchinson
at 415-973-5302 for more details. PG & E has three programs set up to take advantage of the new rebates:

•Express    (Express Efficiency Program) – Special peak KW promotions are now being offered.  As a result, Pacific
Gas and Electric Company will be offering      DOUBLE/50% Bonus    rebates for qualifying projects installed and submitted
between March 15 and June 1, 2001.  Examples of qualifying projects include: efficient lighting replacements,
daylighting controls, occupancy sensors, window film, upgrades of air conditioning and refrigeration systems.

•SPC     (Non-Residential Standard Performance Contract Program) – Cash payments to both large and small non-
residential customers for custom-designed energy savings retrofits of existing business facilities.  Examples of qualifying
projects include: modifying whole lighting systems, replacing or upgrading chillers and installing variable frequency
drives on various cooling system components.

•CNC     (Commercial New Construction Program) – Financial incentives are available to owners when the
efficiency of a new building or new system exceeds existing Title 24 standards by the minimum thresholds established in
Pacific Gas and Electric Company’s     Savings by Design 2001 Program     .  Examples of qualifying projects are new
construction projects, gut-rehabs and tenant improvements that include changes to windows, interior lighting and
HVAC systems.

Similarly, the demand response programs, which will pay you to shed load on a prearranged basis, will be run by
contractors hired by the Ca. Energy Commission. Members should contact Mike Messenger at the CEC to learn more
about this and how building owners can participate. His phone # is 916-654-4774. One of the ways building owners can
take advantage of demand response programs is if they have on-site generation (DG) which you can run at peak periods
(if not all day long). BOMA-Cal is working to get legislation passed that will improve the economics of DG, by having
waivers for standby charges, but the major utilities are still opposing this.

To MUD or Not to MUD?  That is a good question…
The San Francisco Board of Supervisors recently rushed the issue of creating a municipal utility district to the
November 2001 ballot. This initiative, if passed, would start the process for the city to take over PG & E’s power
facilities and transmission/distribution system and run it itself. Unfortunately, many questions remain as to whether
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the city could actually afford to do this. Currently, the Hetch Hetchy water system produces approximately 120
megawatts of power that is used to run most of the city’s facilities. San Francisco consumes approximately 950
megawatts of electricity, with peak loads raising that to 1,250 megawatts. The difference is made up by PG & E.
Before the city contemplates assuming this huge obligation, it needs to understand the costs involved, identify
wholesale suppliers, evaluate and appraise the existing distribution system, evaluate financing alternatives, estimate
annual operation and maintenance costs, and evaluate support from the city’s business, and residential communities. It
is a large undertaking, and one that deserves more study before policy decisions are forced at the ballot box.
Unfortunately, in San Francisco we often put the cart before the horse.  Stay tuned…


