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Joel Blaine:
Hi everybody.  This is Joel Blaine from the Department of Energy in Washington, D.C.  Welcome to the portfolio Manager Initiative webcast.  Energy Disclosure Policy Implementation.  I’m lucky to introduce our guest presenter, today, Caroline Keicher, from the Institute for Market Transformation.  Also with us today, our Barry Hooper, from the city of San Francisco, and Hilary Beber, from New York City.  Before I go into introductions I just want to do some quick housekeeping, here.  

If you would, please type in your questions in the control panel for the go-to meeting control panel.  We’ll attempt to get to those questions at the end, if we can, and if not, plan on responding by email as best as we can.  So, if you could just type those in, that would be great.  The other thing we ask is that at the end of the presentation we have a quick polling question.  We’re really trying to look for feedback about what topics to invest more time in.  More resources to help out with grantees and communities with benchmarking.  So, if you could just answer the question at the end by typing in the question box in the control panel that would be a big help to us, as well.  


One other thing, I just wanted to remind everyone that this is a DOE presentation brought to you by DOE’s Technical Assistance Program in collaboration with the Institute for Market Transformation.  TAP provides support to EECVG and SEP recipients.  If you want to find out more information or ask questions, we recommend you view the solutions center, which has provided the weblink there.  And also we’ll be posting this presentation on the solution center under the portfolio manager initiative page, so if you need more information, or just want to look up that number again, you can visit the site, there.  We have the number there at the bottom.  And the other option is to email solution center at ee.doe.gov.  And that’s shown at the bottom, there.  All right.  And with that, I’ll turn it over to Caroline.  Caroline, if you just want to give a quick introduction, that would be great.  

Caroline Keicher:
Wonderful.  Thanks so much, Joel.  So, if you want to go to my first slide.  Well, Joel, thank you so much for the introduction.  I’m really excited about the opportunity to speak to everybody today about Energy Disclosure Policy and Implementation.  I’m really also excited that Hilary and Barry from New York City and San Francisco are going to be speaking as well, to talk about their experiences with policy implementation in their cities, since they are both tremendous resources with just a ton of experience and knowledge.  I’m thrilled that they were able to join today, as well.  So, the Institute for Market Transformation is a small non-profit in D.C. that works on energy efficiency and green-building policy.  We have been working very closely with New York City, San Francisco, Austin, California, Washington, D.C., and a bunch of other places on a variety of energy efficiency policies and programs.  But explicitly, I work on our rating and disclosure program, which looks at the rating and disclosure of energy performance, information in the municipal and commercial sectors.  So, with that, let’s go to the first slide.
Joel Blaine:
Sure.  And Caroline, I’m sorry.  I just realized that my screen was paused before.  So let me just back up real quick and flash the screen here with this TAP information.  Sorry about that.  So, we have the link, there, www.1eere.  You can follow that to the solution center, or the number there at the bottom of the screen, or once again that email solutioncenter@ee.doe.gov.  Sorry for that.  And now we’ll move on.  
Caroline Keicher:
Great.  So, first off, I’m sure that many of you know this, but I’m just going to breeze through a real quick kind of intro to rating for those of you on the phone who this may be a newer concept, too.  So, the idea of rating and disclosure is the idea of measuring and rating the energy performance of buildings, and disclosing that rating to the marketplace to start creating a market indicator that allows for folks to select for energy efficiency.  So, the idea there, is that it’s a similar concept we’ve seen in the market we’ve seen to MPG ratings on cars and nutrition labels on food.  It’s not a performance requirement.  It’s simply a way to get information about energy performance into the marketplace.  

This has been a big blind-spot for energy efficiency, and a big barrier to energy efficiency for a long time.  When folks don’t have any idea, you know, how their building is performing, or how the building that they want to buy, or lease, or finance, is performing.  And if they can’t compare that to other buildings, there’s no way to have a sense of, you know, how efficient the building is, or whether it needs improvements, or whether it’s doing well, or not well.  Whether it’s a good investment or not a good investment.  Or whether energy efficiency measures themselves would be good investments.  So, energy labeling is that very first step to make sure that there is energy transparency on buildings, and that you can at least have a baseline understanding of how your building is performing when it comes to energy.  

So, next slide.  So, this slide shows a lot of jurisdictions and a lot of governments are already benchmarking their own buildings.  So, they’re benchmarking their municipal buildings.  They’re looking at energy performance.  They’re targeting the worst performers for energy audits and other improvements.  And they’re doing it as a way to be more transparent with taxpayer money.  So, we’re seeing that a lot, and it’s a huge first step for governments, and it’s a really good first step into this.  But what I want to talk about mostly in this webinar, today, is about extending rating and disclosure into the commercial sector for buildings.  And so, thinking about this as a policy tool for getting the commercial building sector moving in the direction of energy efficiency.  


So, why would you want to do this?  What would be the benefits?  When you think about policy tools for a jurisdiction in terms of what they have to start giving energy-savings in existing buildings, there aren’t a whole lot of options.  Sort of the traditional pathway was through incentives.  We think incentives are great.  But the problem with incentives is they’re expensive.  They’re often – they’re not sustainable, which means they’re often short-term solutions.  And they don’t get the high-level of penetration that you really want in order to see full-market transformation.  
So, it’s also, when we think about performance standards, it’s difficult to require building owners to perform upgrades on their buildings, or invest in upgrades in their buildings if you don’t have big financing options available, and that kind of thing.  So, by requiring rating disclosure, as I said, you’re creating a market indicator that’s a really good starting point, and it really addresses the huge barrier to private sector investment and energy efficiency by shining a light on energy performance in buildings, and putting it out there for the market to see.  


Now, there are a lot of reasons you might do this.  There might be a climate action plan with particular emission goals that you’re trying to meet.  There might be a sustainability plan.  You might be looking to save money, or save energy, or reduce emissions for your jurisdiction.  So, what we’re seeing now is that as jurisdictions are building climate energy plans, building climate sustainability plans, they’re coming to realize that buildings account for a huge chunk of the energy and emissions that are taking place in their jurisdiction.  Being used in their jurisdiction.  And the only way – you know, we’ve done a lot with new buildings.  There’s energy conservation codes.  There’s energy star labels for new homes.  There’s LEED for new construction.  But especially in the economy, with the economy the way that it is now, you know, there are not a lot of new buildings being built.  So, in order to get at these emissions that are coming from existing buildings, you really have to get into the existing building.  And this is about getting into existing buildings.  This is about adding market indicator for energy efficiency in the buildings that already exist, and getting some motivation and some reward for building owners to invest in energy efficiency.  

So, next slide.  So, I just want to touch briefly on sort of the precedence for these types of policies.  This is not a new idea.  We’ve seen it around the world.  There are about 50 national, regional, and local governments around the world that have commercial rating and disclosure policies.  Recently in Europe, the Energy Performance of Buildings Directive was re-cast in 2010.  It went into force originally in 2009, and – or 2002, excuse me, requiring all EU member states to establish mandatory energy certification schemes for homes and buildings.  But it wasn’t enforced well, and it was created not so great in a lot of places, and they had to go back and re-do it.  So we’re hoping to get some new  good lessons learned.  

But we have learned a lot from watching the process in Europe.  And a lot of folks in the U.S. have branched out and started taking those lessons and moving forward in a way that’s been really effective here, in the U.S.  So, again, not a new idea.  It’s been around for quite awhile.


Next slide.  So, here in the U.S. again, is a newer idea.  But it’s an idea that is spreading quickly.  There are, if you look at the map, yellow indicates states and cities who have either had bills, or considering a bill for rating and disclosure for the commercial sector.  Green are areas where we know the states are doing public building rating and disclosure for their own government and municipal buildings.  Purple or blue are places where residential disclosure is required, and are red or pink depending on your screen are the five cities and two states that currently have commercial rating and disclosure policies in place and on the books.


So, this is a really exciting trend here in the U.S.  And these initial jurisdictions that have moved forward with it are getting a lot of the credit for being very innovative when it comes to energy saving.  But, you know, are also doing a lot of the heavy lifting, and have done a lot of the heavy lifting to figure out what works.  What doesn’t work.  And are paving the way for other jurisdictions to do this in a much more cost-effective and time-effective way.  Because a lot of the lessons have been learned already, and there’s a lot of expertise because of the work that’s been done in these jurisdictions.  Next slide.

So, just to briefly touch on the impact of these policies.  As I said, there are five cities and two states; California, Washington, San Francisco, Seattle, Austin, California, The District of Columbia, and New York City, who have these policies in place.  And even though it’s just these seven places, and we’re in a pretty huge country, you know, this is a very significant policy impact.  

So, this is going to be over four billion square feet of impacted buildings, which is basically, if you took every Wal-Mart, Target, Home Depot, Barnes and Noble, and Costco store in America, and multiplied times three, that’s the kind of square footage we’re talking about.  It is not an insignificant amount of penetration into the building sector, which is fantastic.  So, this is just – it’s going to impact some of the largest real estate markets in the country.  New York City.  Los Angeles.  Washington, D.C.  Seattle.  So, we’re really seeing some good impact.  
Next slide.  Now, I want to talk about this slide briefly, and then I want to come back to it.  What we’re seeing now is that as these different jurisdictions come up with policies, and tailor them to local needs, there’s been a lot of variation.  But now that there’s sort of this, sort of, critical mass of jurisdictions working on rating disclosures that have implemented rating and disclosure, we’re seeing some policy elements that are really starting to come out as those elements that are essential for at least, laying the ground work for a rating and disclosure policy.  
So, if you see this kind of chart, we talk about the elements that would exist in a policy document that a jurisdiction would create to impact the commercial sector.  You have a choice of building types.  It can involve public.  Commercial.  Multifamily.  You have size threshold choices.  Do you want to impact all large buildings, or do you want to go down smaller.  Do you want to support 50,000 square feet, or do you want to go down to 5,000 square feet.  It depends a lot on your building stock, and what you want to impact on a policy.  

You have a timeframe.  You know, IMP generally recommends, and we’ve seen it work very well in other places, to have public buildings go first.  Benchmark.  Disclose.  Set a really good example.  Then phase in commercial sizes and types.  And then also, if multifamily is a big priority for your jurisdiction, bring in the multifamily last.  There are benchmarking triggers.  You can have an annual benchmarking requirement where buildings are required to benchmark and disclose every year.  You can also have transactional disclosure requirements where buildings are required to rate and disclose their energy performance at the time of a transaction, or anticipation of a transaction.  You can also have both at the same time.  You can have different disclosure types.  You can have annually to government.  You can have annually to tenants.  Public via website.  Or you can again, disclose prior to a transaction.  
Data access, which I’ll talk about a little bit later, you can involve the utility to make sure that building owners have access to utility information.  You can require tenants to provide building owners with the information they need to benchmark.  And of course, enforcement.  You know, we’ve seen that these policies need to have some kind of piece to them to make sure that building owners comply to really get that market transformation, and to make sure people are complying to the law.  This is not meant to be confusing.  This is just to give you kind of a skeleton of what a policy might entail.  
If you go to the next slide.  So, this is jus sort of a set of this chart.  So, as I said, there is a lot of variety in the seven cities and states that have these policies in place.  Right now, one of the main and most important similarities between the policies is that they all used energy star portfolio manager tools.  Now, this tool is created and maintained by DOE, and the Environmental Protection Agency.  It’s the tool that most building owners, or most sophisticated building owners are already using to benchmark their buildings, especially larger buildings.  It’s free, which is great because it adds no cost in terms of building owners using the tool.  Again, it’s the tool that the industry is familiar with.  So, that is one really important similarity.  
But you can see from the chart that whether these policies affect multifamily or commercial, what size they impact, it varies.  In California we’re actually, we’re not – California is in the process of making some changes to it’s laws potentially, but their initial law went down to 1,000 square feet in terms of building size.  New York City, their threshold is 50,000 square feet, which makes sense for a very big city that has big buildings.  So there’s a lot of variety.  Some are including multifamily buildings.  In New York City, over two-thirds of the commercial building stock is multifamily building.  So, they chose to include it, because they want to get at those energy savings and provide energy transparency for their tenants.  
In terms of disclosure, I talked a little bit about the different types of disclosure, so you can have a public disclosure where energy rating and performance is made public on a website for everyone to come and see and check out.  You can also have transactional disclosure where energy transparency information is provided at the time of transaction before a lease, before a sale, before financing.  So, it just gives you a little bit of scope.  And Joel can you go back real quick to the other slide.  
So, I just want to point out right now that IMT is in the process of finalizing a new Model Legislation and Policy Development Guide.  So, again, the point of this is we’re seeing more and more cities and states take up these kind of policies.  There is a need for a standard platform from which folks develop their policies.  It simply allows people to not have to reinvent the wheel.  We’re pulling lessons and language from the jurisdictions that have already done this, and putting them all in one place so that folks have at least a starting point that’s the same from which they can build on and add to in order to tailor for their own jurisdictional needs.  So, there’s a lot of flexibility in these plans.  Obviously you can tell from the skeleton.  But the essential elements are at least there to start with.  
So, we’re really excited to release this model legislation and policy development guide.  It’s going to be out in probably early January.  If you would like a copy, as soon as it’s out please, my email address is at the bottom of the slide, caroline@imt.org and we’ll be sending that out in January.  So, if folks are interested in taking a look, let me know.
So, let’s move forward, Joel. So, basically as I said, IMT has worked really closely with all of these cities and states in the policy development and implementation stages.  What we have been able to do, which as been incredibly value, is bring these folks together to have conversations about, you know, what worked.  What hasn’t worked.  What have the challenges been?  What are the solutions?  What innovative things are people trying in jurisdictions to make these policies run smoothly.  
We convened in November of 2010.  The nation’s first event on policy implementation.  We brought all of these different jurisdictions together, as well as a bunch of other organizations that are interested and involved, and really started to hash out, you know, what does implementation look like.  What does it involve?  What are the outcomes?  How can we make it better?  And the result of that – next slide – was this great report, “Building An Energy Transparency.”  So, this was the outcome of the roundtable.  
This went through six different areas of, sort of, lessons learned, challenges, and implementation guidance that we worked very closely with the jurisdictions to put together, and that came from sort of, observations of what’s been going on around the country.  I’m really excited today, that Barry and Hilary are both going to be on to talk about some of the things that went especially well in their jurisdictions, and how they’ve been able to set a model for some of these things in their jurisdiction.  
So, I hope that all of you will take the time to download this report.  The URL for the report is at the end of my slideshow.  But I hope that you’ll download the report, and at least read the executive summary, because there’s a lot of really good information here, and I certainly don’t have time to go over all of it, today.  
But the main thing that I want to talk about, and to also set up the stage for Hilary and for Barry, is this idea that, you know, one of the main challenges of putting one of these policies in place and involving the real estate sector is that the real estate sector is fairly dispersed.  There are a lot of different players.  There are real estate investors.  There are managers.  There are owners.  There’s retail.  There’s multifamily folks.  There are banks.  There are people that have one building.  There are people that have a hundred buildings.  So, it’s a very varied arena that you’re looking at, and a lot of people that you have to reach.  And a lot of people that you have to get involved.  
So, when you think about that, you also – the other main thing to think about is that right now – and one reason we really advocate for this policy is that, you know, this is a tight budget time for jurisdiction, and we all know that.  We know that, you know, funds are limited.  You have to pick things that are going to be effective, and aren’t going to cost a lot.  You have to really prioritize those.  The thing we liked about rating and disclosure is that it is a really effective, cost-effective way to take that first step towards leveraging energy efficiency in the commercial building sector.  And so, there are lots of things that can be done to make this go smoothly.  
We’re going to talk a lot about – or Hilary and Barry are going to talk a lot about, sort of, the outreach education and training aspect of training and implementation.  That you have to, you know, you’re going to have to – these policies benefit from reaching out to a lot of different interest groups from building partnerships with, you know, building industry associations.  With universities.  With other folks and really leveraging the networks that already exist in your jurisdiction to get this information out.  So, I’m excited to hear from Barry and Hilary.  And talking about some of those innovative partnerships and building consensus, and getting buy-ins from folks all over the real estate industry.  
So, just to kind of go through these quickly.  
The other ones that I wanted to set the stage for energy consumption data.  Hilary will talk briefly about this.  But one of the main, or one of the barriers to energy efficiency investment, and not just in a rating and disclosure policy, but in energy efficiency investment forever back, is that building owners often don’t have access to the energy consumption data for their building.  Utilities have meters all over the building.  If they’re separately metered they’re done by number.  They’re not done by address.  The information never goes to the building owner.  It usually goes to the tenant, unless the building is master metered, or some other arrangement is set up.  So, there’s no way for – or it’s very difficult for a building owner with a large building and many tenants that are all on separate meters to ever baseline their building’s energy consumption.  
So, what several jurisdictions have been doing has been to be working with their utility to get this information made available to building owners.  Some utilities have been required to provide it.  Some have been working with their utilities voluntarily.  Utilities have been charging a small fee, or providing this information for free, giving building owners whole building energy consumption information that they can then use to get an idea of how their building is performing.  So, this is another barrier to these policies, or at least a challenge, but we’ve seen some really innovative solutions to getting over that as well.  
New York City has a really fantastic idea.  And so, again, I’m going to go ahead and turn it over to Barry Hooper, and Hilary Beber, and I definitely want to encourage folks to take a look at this report.  Look through the executive summary.  And as Barry and Hilary are talking, you know, ask questions, because there is a lot of information in here.  These are a lot of topics.  I wish I had time to take you through the entire report, but I want to leave plenty of time for Hilary and Barry, and for questions.  So, with that, I think I’ll turn it over to Barry.  
Barry Hooper:
Thanks, Caroline.  Good afternoon.  I’m Barry Hooper with the San Francisco Department of the Environment.  This is just an image, actually of the buildings that have earned some – in a way have demonstrated some level of transparency by earning a green label in downtown San Francisco.  It’s a little bit dated.  Actually a little more dense over the last two months.  I guess about a quarter of the local rentable office space is now gotten a lead for existing building certification as one example.  Could I have the next slide, please?  To take a step back, I work for the Department of Environment, which is an agency of the city and county of San Francisco.  Our role is partly to be a policy advisor to the Board of Supervisors, our local elected leaders, and then also to obtain resources to provide incentives and technical assistance and direct outreach to building owners throughout the city.  We have work units that deal with the commercial, residential, and municipal buildings.  Typically our policy is piloted for the municipal sector, first.  However this benchmarking policy has been an exception.  But my focus is almost entirely the private sector buildings in San Francisco.  

Next slide.  In 2009 the former Mayor Newstom asked the Department of Environment to follow up on prior work which had engaged local stakeholders to develop the green building policy for new construction in recognizing that in any given year new construction is less than one percent of our total building stock.  Even if you were to include buildings renovated within a given year, that would essentially would double that fraction.  It still would be a very long period for those ordinances to directly affect the majority of the local building stock in an established city.  So, 19 members of the public were convened, and they included representatives from the local utility, PG&E, definitely technical experts in engineering, finance and law, representatives from the local EPA Region 9, and also the state energy regulator, here in California, the California Energy Commission.  But the group really was dominated by representatives from building ownership and management.  
And that was partly in recognition that San Francisco had more than 20 years ago adopted a commercial energy conservation energy ordinance that was an unsuccessful policy.  Party because it was a highly technical approach, and was just very difficult to comply with, and difficult to enforce.  So, this time around what was asked of the group that was convened to represent each of the major stakeholder groups in the city relating to the commercial market, eboma, aneyup, irem, etc., etc., as well as reaching out – and this was much more difficult – reaching out to owners and managers of Class B and beyond properties whose tends to be much more straightforward to engage with the ownership of the Class A office space.  By putting together this group, it did represent ownership and property management of both some of the more challenging facilities to own and operate, as well as facilities really looking for recognition for leadership.  We were much more successful in being able to ask this group to take on the public policy challenge that was facing the city.  
And the challenge really boils down to that we have goals in terms of climate change and greenhouse gas emission mitigation in terms of energy efficiency that are driven by those greenhouse gas emission goals and also economic development goals.  And we have a wealth of existing conditions that are supportive of energy efficiency which I’ll mention in a moment, but there were really few additional resources at hand to fundamentally alter and accelerate the pace of implementing and achieving maximum energy efficiency in the commercial sector.  And so, this task was directly put to the local stakeholders.  How would you recommend that the city partner with you to find cost-effective mechanisms of identifying and acquiring energy efficiency savings that would have minimum costs to both the public and private sectors and would help us make measurable progress on our mutual goals. 
Next slide, please.  And there, they put together a really interesting report that recognized that again, that there was already a very strict policy baseline in terms of both energy standards for modifications to existing buildings, as well as extremely strict standards relating to new construction.  That there’s already an established public policy framework in California, that both involves decoupling where the utility can – restaurant utilities make money either on selling electricity and natural gas, or on the documented and verifiable transactions to improve energy efficiency.  So, they don’t – there’s not a conflict of interest for them to support energy efficiency.  There’s already about a billion dollars a year that California rate payers invest in energy efficiency incentives.  Those funds are very successfully used by a number of organizations in San Francisco, including our own Department of the Environments, but typically there is some difficulty in making sure that all of that investment is actually put to work in any given program cycle.  
And then we look to the scale – the challenge – we still, with all of those baseline trends being favorable, which weren’t going to meet the goal that the state has established of getting about half of the existing commercial buildings to net zero energy by 2030 as one element of the state’s broader climate change mitigation strategy.  And so, this task force came out with eight ideas to help improve that pace of energy efficiency improvement.  It really relies primarily on information.  So the four that are in green on this slide are the items that were directly informed, the ordinance that we’re working on currently.  And they are – they took the argument that every single building owner in the city should have a clear picture of the specific potential savings within their building.  The only way to get that is through having an evaluation energy audit.  That the building owner also be empowered to make informed decisions and by owner, I’m using that term in a generic sense.  I also mean that management and the full suite of decision makers for any given building.  
Aspects of the decisions include the information from the audit, but also how your building is performing, compared to similar facilities and then tracking performance over time.  Making sure that information is available to tenants.  And then all of these actions be undertaken in city facilities at least concurrently with the private sector.  And ideally beforehand.  And then the three items in grey are not items that were in the same legislation, but are other tasks that were meant to provide some synergy to those ideas to make sure that building owners had every reason, every bit of information at their disposal.  What actions they could take in their own interests, they’d have financing available to them to make sure that they had the ability to implement those ideas.  They had ample education throughout the entire value-chain.  And then there was a recommendation of mandatory sub-metering, and that has actually not been adopted as policy in San Francisco, yet.  
Can I have the next slide, please?  So, those task force recommendations were translated in an ordinance in it’s most distilled form is on this slide, which is that buildings 50,000 square feet or larger need to be benchmarked by October, 2011, but that the first time a given building would benchmark that information remained private.  It’s just going through the process to make sure they are familiar with the tools that are involved in their reporting process.  And then they would need to disclose the same information for the prior calendar year every April 1st, thereafter on an ongoing basis.  Next April this is going to include and extend down to buildings of 25,000 square feet or larger, and then the following year down to 10,000 square feet.
Go on to the next slide.  That’s the quick version of our ordinance, and I would be happy to answer questions as we go along.  But we’ve had a lot of good support in this process by engaging with our particular, our local eboma chapters.  They’ve displayed a great deal of leadership on this issue, and provided a lot of assistance in engaging with it’s members and using it’s social networks, as well as our PG&E, the local utility, has a energy training center to fix cycle a specific energy center.  They’ve been hosting, have hosted more than 40 benchmarking tranings in the last 12 months.  About half of them are available to the public in general, and about half of them, specifically marketed at targeted groups to help gather a group of peers and work them through the process of benchmarking their building actually in the class.  And in some of the classes that are specifically designed solely around the ordinance they also could submit their report to us in the same class.  
And then the last, just to mention Caroline’s point, we have one other great advantage that we’ve had has been that the utility.  PG&E has also been providing this automated benchmarking service, which I always squibble with the name because it doesn’t automate benchmarking, but it does automate the uploading of energy data, which makes it far more practical for multi-tenant buildings and multiple meters to be able to manage their energy data.  With that I’ll pass this on to Hilary, and I thank you for your time.
Hilary Beber:
Thanks, Barry.  I think a lot of what I have to say echoes the work that San Francisco did, and the reasoning that Caroline explained.  Actually if we just skip to one slide ahead, I’ll get started.  My name’s Hilary Beber, and I’m with the Mayor’s Office of Long Term Planning and Sustainability, here in New York.  All of our benchmarking and disclosure policies really come out of PlaNYC, which is a much larger sustainability effort here across the city that has a whole slew of other goals touching on air quality.  Water quality.  Housing.  Parks.  But energy and greenhouse gases is a big part of that.  
If you go to the next slide you could see one of the underlying goals of PlaNYC is a 30 percent reduction in greenhouse gases by the year 2030.  So, when New York City did our carbon inventory to see where our greenhouse gas emissions were coming from, we found that the largest amount at that point in time was about 78 percent of our emissions were coming from buildings.  Which is, like Caroline said, you know, a surprise to a lot of cities when we initially did this.  And in New York, that’s almost twice the national average, which is about 45 percent.  So, to reach our target of a 30 percent reduction, you can see in blue the largest piece of that emissions reduction is going to come from more efficient buildings.  


So, PlaNYC was originally released back in 2007, and now Joel, you can go back to the previous slide.  We spent about two years working with the industry.  Groups like IMT, with the EPA on crafting policy on how we were going to address the existing building sector to get to those more efficient buildings.  Just quickly, the previous slide, sorry.  And the way we got there was creating the greener greater buildings plan, which is a package of four different laws that work together to address energy efficiency.  So, benchmarking and disclosure is one piece of that puzzle.  For all the reasons Caroline explained in terms of making this information more available to owners so they start to understand how well their buildings perform, and for tenants and for the general public to really get a sense of the impact that buildings have on emissions.  And that’s just one piece of it.  There are other pieces that for the reasons that Barry’s group identified is the upgrading.  The sub-metering.  Getting more information.  Requiring energy audits, so building owners know the actions that they can take.  But today I’ll focus just on the benchmarking piece of that package of legislation.  


In New York City, we crafted our policy to target just a certain group of buildings.  You can go to that next slide.  So, for New York, our cut-off for our benchmarking law is building 50,000 – it’s actually properties, or lots that have built area 50,000 square feet or more on the lot.  And this is actually something that we had to think about early on, because in New York, at this point, we have about a million buildings here in the city.  
Putting a requirement on a million buildings is not so much a hard task for all the building owners, but a hard task for the city in terms of management, compliance, enforcement.  So we wanted to figure out a way that we could really target this sector and make it more manageable from both sides.  So, this is actually the data from about 2008, so it’s a little outdated.  But we looked at the breakdown of our buildings, and we saw that about half the square footage in the city of the built area comes from a little less than two percent of our buildings.  So we’d really be able to target a large amount of floor area by a small amount of buildings.  
So, we chose that 50,000 cut-off as a place to start with these policies.  Another good reason to start with the larger buildings here in New York, is that these buildings typically have property managers.  They’ll have an engineer on board, or they’ll have someone working that control the energy management, or pays the bills.  So, there’s someone we can work with in terms of implementing all of these different policies.  So, that’s the reasoning behind our cut-off for 50,000 square feet.  
I think Caroline did a good job of – I think it’s a great thing to do to start with a phase-in in San Francisco, is phasing in high building size.  So, we’re just really starting to work with this group of buildings, first.  So, now that we’ve chose this cut-off, we can go to the next slide, and I could tell you more about the policy.  Our policy for benchmarking is requiring these large buildings to benchmark annually, both their energy and water use, using the EPA’s dual portfolio manager.  They’re required to enter that information into the tool, and then submit it electronically with the report through Portfolio Manager to the city.  
This year was the first year that the law was passed, in December of 2009.  This May was the first year the buildings had to do the benchmarking, so in 2011, they were benchmarking the energy data for 2010.  We actually, because of the first year, gave a grace period.  So, they had the May 1st deadline, but then we gave them until August 1st to get it in.  And then instead of issuing a violation and a penalty this August 1st, we gave a warning.  So, now buildings have, well not much time.  They have until next week, by the end of the year, to get their benchmarking information in for this first year.  
And we’ve actually had a really high compliance rate, with just that August 1st deadline, we’ve seen about between 60 and 70 percent of the buildings comply with that first deadline.  The number seems to be going up, just to squeeze in before the end of the year.  I think one of the major reasons that we’ve seen such a high compliance for this first year is because of all the supplementary resources that they city works on to get the word out there.  Help assist the building owners.  Assist the engineers.  Assist the consulting companies that have been working on implementing this policy.  I still want to go over some of those resources that New York works on.  
You can go to the next slide.  So, one of the first things we did was last year, we tried to identify the world of people that would actually be doing the benchmarking here, in the city.  Originally we thought it was going to be a lot of engineers and building staff, and we realized that we would need to provide some sort of training to help people learn how, not only to use portfolio manager.  EPA has a lot of great online tools on how to do that.  But also all the pieces that go with it, in terms of data collection.  What’s the proper square footage to use to input into the tool.  So, all those different little pieces.  And how to actually comply with New York’s policy.  
So, working off of the training that the EPA already has on portfolio manager, the Association of Energy Affordability is a local association here, nationally, that does weatherization projects, created a three-hour training class that was offered twice a week starting in January.  It ran throughout the year.  About 200 people attended those classes the year.  It was supplemented by some funding.  So it was about $50.00 a class.  I think a lot of people found that really useful as – oh, I got a Portfolio Manager call – a lot of people found that class really useful.  It was a good way to get started through the process.  


Then, of course, the online trainings that the EPA had.  We also worked with our local chapter of the USGBC and related companies, which is a big property manager here in the city, to create a step-by-step checklist.  This was a how-to guide on how to go about the benchmarking process to comply with our law.  So, this was another great resource we had available.  We’re in the process of creating those step-by-step instructions for our other laws.  


Another resource that we used that is still up and running, today, is our benchmarking help center.  It’s a dedicated phone number that people could call in to get their questions answered, really about Portfolio Manager, not so much about the law, itself.  But if a building owner is sitting there, having trouble using the tool, they can call and get live help from, it’s actually manned by graduate students from ____ , The University in the city of New York.  They’re trained in Portfolio Manager, and they’re able to answer calls and questions, and help people go through the process from as simple as just, “How do I set up an account?” to, “I’m confused with my energy data.”  
And then, another piece is working with our utilities.  This was a big step.  Caroline had mentioned that getting energy data from the utility.  Unlike California, our utility is not doing the ABS, the Automatic Benchmarking Services.  We’re working with them, and that’s something that we hope to have up and running in the future.  But as this in-between, we were able to work with ConEd in the major utilities, here, to provide building owners with whole building aggregated energy data, which was a huge step for us, in terms of getting information.  When our law was originally passed, this wasn’t possible from the utility.  The building owners had never contacted them before, to get aggregated data.  That means that it included all their different tenants that have separate accounts that are paying their own energy bills.  Prior to that, owners would have had to go knocking on every tenants door, and collecting their energy bills month by month.  So, if they had ten tenants, each with their 12 bills, they were looking at imputing 120 different pieces of energy information.  
Now our utility is able – the building owner can give them accounts and service addresses for the building, and they are able to provide the aggregated information, including all the tenants information.  They can enter that to really get an accurate picture of the whole building energy use.  So, that was a really a big step, and it’s been nice working with our utility, and having them come this far.  And they’re working on improving that for next year as well, to make that information easier to use, as well.  So, those are some of the resources that we worked with.  


We can go to the next slide.  Now we’re approaching the end of our first year as benchmarking.  It’s been a pretty interesting experience, both from the city side, and from the private side, getting everyone up to speed, to get used to the law in figuring out what they actually had to do.  In terms of the city government buildings, we actually held ourselves to a higher standard.  We made the municipal buildings benchmark down to buildings 10,000 square feet and larger.  They actually had to start a year before, so this was the second year the city government buildings had been benchmarked.  We benchmarked over 2,000 – almost, close to 3,000 buildings.  And 250 million square feet of municipal buildings.  So that includes our schools.  Our public libraries.  Firehouses.  All sorts of different – our wastewater treatment plants are all included in there.  


This year we publicly disclosed the city building.  So, they’re a year ahead of the private sector.  So, all the EUI’s, the buildings that had ratable, that can get scores from the EPA, those were all released.  We have a report here, this un-pretty URL is a link to the city’s benchmarking report.  It really shows the distribution and how we came out in this first year.  And you know, we can joke about this being a paying a year, but the city of New York doesn’t like to say that we’re average.  We like to think we’re above average.  But our building PIMA had a bad average.  About 51 for our schools, and 53 in some of our other sectors.  But it’s really proving to be a useful exercise, because the city government’s using this information to lay out the plans for the buildings that we’re going to target first for energy audits, and retrofits.  So, the city is the first to disclose this information.  Next year, in 2012, we’ll be disclosing the results for commercial buildings.  And then in 2013, we’ll start publicly disclosing the results for multi-families.  We gave them an extra year, because they haven’t been as familiar using the Portfolio Manager’s tool, whereas the commercial sector has been using it for quire some time, now.  So, giving multifamily a little bit more time to get up to speed.

And then in terms of this year’s first compliance, we’ve partnered with two universities.  Both NYU, and University of Pennsylvania, to really analyze the first year’s data that has come in.  We’ve got some preliminary results back.  It’s pretty interesting to see how buildings perform.  We have had compliance.  We’re looking to assess the quality and really get a better understanding of the energy consumption across the buildings here in New York.  So, this report is going to be made publicly available, hopefully, by the end of March, is the intention.  And I think it would be a really useful tool, both for the public sector, in terms of other city governments that are looking to set policies.


And then for the private sector, to really understand where their buildings stand in comparison to their peers.  So, I think that’s it for me in terms of my slides, but like Barry, I’m very happy to answer any questions.  

Joel Blaine:
Thanks Barry and Hilary.  I actually do have a question.  I figured I’d toss it out to you guys, since you have just finished presenting.  The question is – let me scroll down to it.  Hilary and Barry.  Is there any thought of having water utility upload data to Portfolio Manager?  
Hilary Beber:
Great question.  We are in the process of doing that.  so, the way New York’s law was written, is that because our water utility is actually municipally run, we had control of the automatic uploading for water data, so our law says that no building owner has to upload their data until the city is able to do it for them.  We’re in the process of working with our water utility to automatically upload that water information starting next year.  So, I think we’re going to be the first water utility to start to use that automatic uploading feature for water data.  

Barry Hooper:
Awesome.  From San Francisco.  I don’t think there’s a plan like that in place.  And the ordinance does not comply to water usage.  

Joel Blaine:
Great.  Thanks, guys.  Well, the questions are certainly rolling in now, so let me just keep passing them over to you guys.  

Caroline Keicher:
Joel, could I finish?  I’ve got a couple more slides.  Could we finish those, and then could we go to questions?  

Joel Blaine:
That would be great.  Let’s do that.  

Caroline Keicher:
All right.  So, I definitely don’t want to take too much time, because I want Hilary and Barry to be able to field as many questions as possible.  But I do just want to reiterate, you know, as we’re talking about lessons from implementation, and lessons from jurisdictions.  You know, San Francisco did such a phenomenal job with stakeholder outreach and buildings before their policy even came into place with their mayor’s task force, that, you know, they really had, just a really phenomenal example of how to sort of build buy-in, and stakeholder support from the beginning.  
And then in New York City, I think that their example of the support, resources, and unique partnerships that they created after the policy was in place in order to help with training and education, and to increase compliance really paid off.  You can see in their tremendous early compliance rates that they really were able to reach just a huge part of the real estate sector, and get that penetration.  That is so exciting about rating and disclosure policies.  So, again, there are different lessons to be learned from every jurisdiction.  Our report, the Building and Energy Transparency Report, I think really does a good job of highlighting a lot of those lessons.  But I just, again, I think those examples on how to build those partnerships, and engage the stakeholders at every point in the process are really valuable.


So, I just want to give a quick, “What’s next?”  I wanted to let folks know now, that INT is going to be convening a second policy round table in early 2012, in late February, or early March.  We do have some funding to bring jurisdiction together to talk about – to bring the implementing jurisdictions together, as well as jurisdictions who are working on rating and disclosure policies are interested in them in the future.  So, that’s something that we’re really excited about.  I hope that you’re excited about it too.  You might send me an email and I can put you on our list of folks that we might want to bring to that meeting.  


We’re also working on an energy savings and job creation analysis for rating and disclosure policy.  So, a lot of what we hear from jurisdictions is that they’re interested in these kind of policies, but they need numbers.  They need to know how much energy it’s going to save.  How many jobs it’s going to create.  And they need to know what the investment is going to result for their jurisdiction.  So, we’re working on, we have a committee together, and we’re working on putting together some of those numbers.  Again, I hope that will be a helpful resource for people.  Again, as I mentioned, the Policy Development Guidance and Design Report, which is going to be coming out again, probably early January.  Some of you have emailed me, already.  But again, if you would like to get your hands on that, as soon as it’s out, please let me know.  
And then another thing that we’re really excited about.  So, EPA has been working really closely with jurisdictions to help them create template forms for easy reporting out of Portfolio Manager.  Now DOE is working on a really great energy disclosure platform which will allow jurisdictions to collect, store, and organize that information very easily on their end, so that jurisdictions aren’t having to build back-end systems to take care of all this data.  I think that’s particularly exciting for small jurisdictions, who maybe don’t have the resources of a place like New York City, or a San Francisco, or a Seattle.  That a lot of these sort of, IP, back-end systems are being taken care of by DOE.  By EPA.  And by these trend-setting jurisdictions, who sort of, pave the way for these to be created.  


So, next slide.  This is probably my favorite slide in the whole webinar, because my resources page has grown enormously in the past year in terms of where I can send people for more information on rating disclosure.  I think that’s really exciting.  So, the first, again, our policy implementation framework.  Our pilot building energy transparency report is available at buildingrating.org.  Read it.  Read the executive summary.  It’s got a lot of good information.  We also put together an energy performance regulatory guide covering all the different regulations in a very brief and sysinced way with CB Richard Ellis.  That’s available, as well, both on our site and on cbre.com.  We worked with ICLEI, which is global government sustainability, to put together a commercial energy policy toolkit, which is sort of a menu of policy options that local governments can consider when they’re looking to increase energy efficiency in the commercial sector.  So, I would point you all there.  That includes rating and disclosure.  
But there is a slew of other policies as well, to be looked at.  And then, just released last week, IMT and ICLEI put out a request for applications for free technical assistance.  We have a grant right now, which will allow us to give direct technical assistance to, up to four cities that want to work on one of these policies highlighted in the commercial energy policy toolkit.  It’s a formal agreement of technical assistance, with the result being a policy or a program, not necessarily rating and disclosure.  Although that’s one of the options to be ready, to be passed, or to be in a point where it’s to be considered by policy makers in four different jurisdictions.  So, if that’s something that your jurisdiction is interested in, that is the link for the RFA.  You can again, also email me if you have questions.  

One more thing.  We have an informal rating network that has come together over the last few months.  Basically an informal network of about a dozen different cities and states who are interesting in rating and disclosure.  Who are talking through the issues.  Who are sharing resources.  Who are, you know, tuning into these kinds of events.  It’s just been growing as more and more folks kind of get wind of it, and want to know more about rating and disclosure, and want to be looped into the other jurisdictions who are working through this.  
We have a small city sub-group of just small cities that know that they’re going to have different challenges from the large cities, and are talking and working together on solutions.  So, if any of that interests you, again, please email me, caroline@imt.org.  Let me know if you’re interested in being part of that network.  Or, if you need to get any of these resources, I am just so thrilled to give resources to anyone who needs them.  

And then, the last thing, State and Local Efficiency Action Network, which is a program that DOE has also put out some fact sheets on local policies for jurisdictions that want to get more involved, and want to put things towards more energy efficiency.  So, there’s some really great resources out there.  I hope that anyone who would like more information on any of these would get in touch with me. 

And the next slide is just contact information for myself, for Hilary, and for Barry.  And I think that will leave us a good, at least a somewhat chunk of time to answer questions.  

Joel Blaine:
Caroline.  Thanks so much.  Sorry for that interruption, earlier.  Thanks again to our other presenters, as well.  I’m just going to go ahead and go through some of the questions that we have and try to get through them all.  Is New York City working with condo manager associations?  
Hilary Beber:
Not specifically condo associations.  There’s not one that I’m particularly aware of.  But we find who works through the different real estate associations available.  So, red mead.  The real estate board of New York.  Arbo chapter.  Actually we are - the Council of Coops and Condos of New York, and the Federation of Coops and condos.  So we are working with them.  We try to disseminate as much information through these associations.  That way we can reach as many of the building owners as possible.  But if there’s an association that you know of, that we haven’t worked with, let us know.  
Joel Blaine:
Great.  Okay, Barry or Hilary, have you had to explain EUI to the public?  

Hilary Beber:
Well, for us, we do explain it in the city government report that was just released.  I think it’s a good question, because when we start publicly displaying the private sector buildings, it’s a number that people might not be – well, people aren’t really familiar with, yet.  So, it’s something we will have to do a good job of explaining when we start to make that information public.  I think we could start when we have our first report released, early next year.  But it’s a good point.  It will have to be explained.

Barry Hooper:
And one thing that’s come up, has been a little bit of a debate about whether the building owner, or the representative should have the opportunity to offer some narrative explanation along with their energy information.  Because the presence, or absence of a data center, while accounted for in the 1 to 100 energy star rating, can be a huge factor in EUI.  As good as the energy star tool is at accounting for different variations in usage and attributes of a building over time, it has limitations, and their will be a lot of value to be able to put into context, especially EUI.  ____ EUI.  But on the other hand, we have had some negative feedback about that idea, because it was a perception that that was some sort of asking – that it might be asking too much as a building owner.  Or that it might be a burden on them to come up with a narrative explanation of their energy use.  That has some real unresolved issues, since we’re still in the phase where any disclosure is private.  
Joel Blaine:
Great.  Thanks.  And Barry, please describe the PB&E Energy uploading data for multifamily properties.  

Barry Hooper:
Well, one thing – and I didn’t deliver this in the presentation.  But our ordinance does not apply to any building with a residential unit in it.  And the reason was that at the time that this set of policy recommendations were made, PG&E did not offer the automated uploading for a residential unit in a multifamily building.  That has changed.  So, you can voluntarily track energy usage in multifamily buildings these days.  
For any tenant in a building, whether residential, or commercial, the process is that there needs to be a written release, currently.  So, there’s one standardized form for the tenant of any sort, to release that information.  It’s the same form that actually the building owner needs to also supply to PG&E.  PG&E for any given meter needs a written record that the individual is responsible for that meter have agreed to share the information with the particular portfolio manager account that the data will be uploaded to.  And so, we do have an efficient capacity for maintaining this information for pretty much any building these days.  
And I think if the policy were adopted, you know, again, today, there would be a closer look at including multifamily.  There are other issues with relating to multifamily and capital improvements in rent-controlled buildings in San Francisco, where 70 percent of our housing stock is rental and 70 percent of that family stock is under rent control.  And so, there is definitely technical capacity to track the multifamily energy use.  But whether it’s a practical market to go after immediately, is more of a question for the elected officials to mull over.  But currently they’re not affected.  
Joel Blaine:
Great.  Thanks.  And Hilary.  Where can we get a copy of your checklist.
Hilary Beber:
Sure.  All information related to the benchmarking law and the greener greater building policies are available on a website.  www.nyc.gov/ggbp, which stands for greener, greater, buildings plan.  And we’re actually in the process of updating that website to encompass all the energy efficiency work New York is doing.  You’ll have a lot more resources.  But the checklist is there, along with the law, the rule, and information about our utilities, as well.  

Joel Blaine:
Great.  Thanks, Hilary.  And this one, also to you.  Why do you think ConEd was so quick to cooperate with the initiative in providing historical energy data?  I gathered by your comments that you were surprised by their willingness to cooperate.  

Hilary Beber:
It wasn’t very quick.  The laws we had spent a couple of years working with them to get to that point.  So, it was a lot of back and forth conversations.  The laws passed in 2009, I believe.  We started conversations with them back in 2007.  They were able to accommodate this because of a ruling from our public service commission that allowed them to charge.  So they charged $102.50, a nice even number, to building owners per building, to get the aggregated data.  So, it really wasn’t until the Public Service Commission allowed for them to charge for this information.

Joel Blaine:
Great.  Thanks.  Okay.  And then this is to all presenters.  How easy/hard is it to upload data that we already have on our buildings to Portfolio Manager?  

Hilary Beber:
In what sense?  

Joel Blaine:
I think maybe they have existing data in another format or platform, and they’re looking to migrate to Portfolio Manager.

Hilary Beber:
Yeah, Portfolio Manager does accept the uploading of spreadsheets and templates that they have available.  So, to the extent that they can put it in there.  And I think Leslie might – I saw that she was on the line, she might be better able to answer that.  But I don’t know if she can talk.

Joel Blaine:
I’m not sure if she has audio.  Is that Leslie?

Caroline Keicher:
No.  That was Caroline.  

Barry Hooper:
I mean, there are excel templates that you could copy/paste data into that are – and then send that to EPA, and they’ll probably get that into your Portfolio Manager account even for multiple buildings.  You could provide information through these Excel templates for multiple buildings at one time.  So, you know, it’s fairly easy.  If you’re using an energy-data management service for a billing side, or some other supplemental analysis, almost all of those services already have some capacity to upload information into Portfolio Manager.  So, it’s just kind of the baseline of managing energy-usage data.  I tell you it’s pretty – it’s relatively easy.  If you don’t have it in any electronic format, then some typing is involved.  But usually the trouble is assembling historical energy usage data is the most difficult task if your utility doesn’t provide an easy way to do that.  

Caroline Keicher:
And I would just add to that.  This is Caroline.  That EPA has a lot of resources for folks to make it really easy to add data and to help jurisdictions with that.  So, if that’s something that folks want to do, I mean, EPA has tons of support for that.

Hilary Beber:
And they’re extremely helpful.  

Joel Blaine:
Great.  I think that was a great selective answer, there.  Here’s a question, is that a monthly $102.00 charge?  A one time charge?  A yearly charge?  

Hilary Beber:
It’s a charge for 24 months worth of energy data.  So, from when they put in there request, they can get bad 24 months of energy information. 

Barry Hooper:
Okay.  In California, there’s not a charge.  
Joel Blaine:
Okay.  And one more question.  Does ConEd have to get permission from customers who are sub-metered to report their energy usage for inclusion in Portfolio Manager for disclosure reporting?  

Hilary Beber:
They don’t have to get permission for individual tenants, because the information is all aggregated together, so the accounts are blended.  But if a consultant is doing it on behalf of the building owner, they need the consultant, or the engineering company needs to have approval from the owner to request a whole building energy information.  

Barry Hooper:
Just an editorial comment.  If you’re advocating for a particular approach from your local utility, personally, I do think that the data aggregation is a very practical approach to address this type of policy.  There are just more data management issues on an ongoing basis, where you need to get a new agreement.  Where you say you have turnover in tenants in California, then your new tenant would need to sign the same type of disclosure form.  
When you get your data that’s uploaded to Portfolio Manager for current tenants, that’s pretty straight forward, but if you have former tenants, and you’d like to assemble historical data on performance of your building, you have to go find those prior tenants, and hope that they’d be willing to sign the agreement to share their data with you.  They’d have no policy, you know, putting some influence on them to do so.  So, I really think for the purpose of tracking whole building energy use, the aggregation method has a lot of advantages.  

Joel Blaine:
Okay, great.  Well, that covers the questions that we had typed in.  Anything else that anyone wanted to add before we move on to the polling question?  Okay.  Well, again, thanks so much to our presenters.  I think it was really fantastic material here, today, and some really great questions from the audience.  I really appreciate your participation in this.  I think there’s bee quite a few offers or extensions of email addresses and different contact information for some of the presenters.  So, if you wanted to get in contact with them, you can do that according to their offers.  Also, my contact information is shown on the screen now.  Please feel free to contact me with any questions or comments, and I can try to redirect questions or answers if I don’t know them off-hand.  
And so, again, here, we’ll just ask for a little feedback.  If you could just take a moment to respond to this question, “What information from this or any previous benchmarking webinars would you like more detail?”  So, if you could type that into the question box in your control panel, we’d really appreciate it.  And we’d really appreciate it.  I think we’ll leave the webinar open for a few more minutes to allow you to do that.  But that’s it from us.  So, thanks again, everybody.  
Caroline Keicher:
Joel, quick question.  

Joel Blaine:
Sure.  

Carline Keicher:
Are you going to be sending out this slide show deck to participants?  Because I saw a couple of questions about would the resources be sent out?  Or would the slide be sent out?  Or the contact information? 

Joel Blaine:
Great.  Good question.  So, what we’re going to do is we’re going to post the recorded version of this webcast on the Solution Center.  I don’t have the link handy, but I can send it out.  Anyway, the solution center for the technical assistance program.  There’s a link to the portfolio manager initiative page.  So, on that page you’ll find this and all the previous hosted presentations that we’ve had on Portfolio Manager as a part of the initiative.  So, you can go there to find the recorded version, the slide deck, and the transcript for this presentation. 

Caroline Keicher:
Great.

Joel Blaine:
Okay.  Anything else?  Okay, great.  I think it was a really great, successful presentation.  And I’ll talk to everybody soon.

Hilary Beber:
Thank you.  
Joel Blaine:
Okay.  Bye.  

Hilary Beber:
Bye, bye.

[End of Audio].
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