[image: image1.jpg]San
Carlos

(3reen




[image: image1.jpg]

[image: image2.jpg]Inspiring a more sustainable San Carlos





	To:
	Al Savay

Deborah Nelson

	From:
	Suzanne Henderson Emerson

	Date:
	November 20, 2007

	Re:
	Recommendations for San Carlos Green Building Program and Summary of Northern California Municipal Green Building Programs  


Executive Summary  
At the first meeting of the General Plan Advisory Committee, Al Savay mentioned the City’s intent to incorporate a Green Building program into the General Plan update process that is anticipated to be finalized in 2009.  The San Carlos Green Task Force has heard from community members that they want the City to proceed with developing and implementing a Green Building program immediately instead of waiting until the anticipated 2009 finalization of the General Plan Update.   In order to facilitate the development of a Green Building program for the City, this memorandum provides background on Green Building programs, recommendations for a San Carlos Green Building program, and details of Green Building programs implemented in other municipalities, focusing primarily on Northern California.
Benefits of Green Building Programs

“Green Building” is defined as a whole-systems approach to the design, construction, and operation of buildings that helps mitigate the environmental, economic, and social impacts of buildings. Green building practices recognize the relationship between natural and built environments and seek to minimize the use of energy, water, and other natural resources and provide a healthy, productive indoor environment. Electrical brown-outs, state and local requirements to reduce construction waste, grass-roots concern about greenhouse gas emissions, and increasing concern about dwindling water supplies have motivated many California cities to adopt Green Building ordinances to reduce the environmental impacts of the built environment.

Several cities in the Bay Area have Green Building programs that provide their communities with access to Green Building resources, promotion of energy efficiency and water conservation, reduction of greenhouse gas emissions, and facilitation of healthier communities.  The City of San Carlos would also realize significant benefits of increased recycling, reduced load on our local infrastructure, and responsiveness to community needs by implementing a Green Building program in the near term.  
The Green Building Program recommendations in this memorandum follow the best practices for Green Building programs used by several Bay Area cities and these best practices are proven to be effective.  
Recommendations for San Carlos Green Building Program

The following is a summary of the Green Building program that we recommend to the City for implementation:  
· Develop a Green Building Promotion and Education Campaign.  Join “Build It Green,” the non-profit Green Building professional organization that provides free resources to it members, including a group of City and County member representatives who meet quarterly as the Build It Green “Public Agency Council.”  Establish a Green Building section on the City website with copies of or links to the Build It Green Guidelines, Ask-an-Expert hotline (free service through Build It Green), LEED resources, and resources and links for additional information.  Providing an easy launch point for owners and builders is necessary in order to avoid confusion and frustration with the new program.  Establish a resource kiosk in City Hall near the permit desk so building professionals and residents can obtain information quickly.  Provide workshops for residents, businesses, and trade professionals on Green Building resources, requirements, and opportunities. (San Carlos Green would be happy to work with the City on coordinating Green Building workshops.)
· Phase-In Period:  We recommend a one-year voluntary program for Green Building to allow staff and/or consultants time to develop an ordinance that is user friendly and has compliance procedures.  The promotion and education phase is important for residents, businesses, and building professionals. After the one-year education period, the ordinance would become mandatory.

· Implement a Civic Green Building Ordinance (for civic facilities and projects) enabling San Carlos to lead the green building program by example.  The ordinance would require that all new construction and major remodels meet the LEED standard at the Silver level or higher.  A recent study stated that the costs to construct a LEED building are 0-2% higher in upfront costs in comparison to conventional construction but save 20% in energy efficiency alone over the life of the building.  All projects covered under the ordinance would require a LEED Accredited Professional (LEEP AP) as part of the design team to complete LEED certification, monitor LEED protocol, and complete documentation.  This would reduce the time and resources of City staff and use the expertise of a LEED AP to complete the LEED requirements. 
· Implement a Green Building Ordinance for Residential new construction and major remodels and use the “Build It Green Building Guidelines for New Construction and Remodeling Projects” and the “GreenPoints Checklist.”  It is recommended that planning and building staff meet to discuss the ordinance details, including the size of covered projects and the minimum points required on the GreenPoints Checklist, with input from the environmental and building community. 
· Implement a Green Building Ordinance for Commercial and Institutional Projects to meet LEED Silver certification.  Staff could choose to use a LEED AP or use in-house green building expertise to document compliance. 
· Implement Transfer-of-Title Program. The City should institute a program to address energy and water efficiency in existing buildings.  The Draft General Plan Briefing Book states that approximately 49% of the San Carlos housing stock is between 40-50 years old, and 9% is 50 years or older.  An efficiency program that is enforced at the time a property title is transferred can provide an opportunity to assure that the high-flow toilets, uninsulated attics, and antiquated, leaky ductwork in these 40+ year old homes is evaluated, and preferably retrofitted, at least at the time the property is sold.   After consultation with real estate representatives and a possible phase-in period, the City should institute a program to require that at the time of sale of any residential building in San Carlos, an energy audit must be performed complying with certain standards, and if certain required elements of the audit checklist are not yet met, the seller (or purchaser) must spend up to 1% of the property value on the required efficiency upgrades.  A specific dollar cap on required expenditures could be included as well.  A checklist could be required to be completed by a HERS Rater, LEED AP, GreenPoint Rater, or other approved energy auditor.  The checklist can include certain minimum requirements be met, such as, for residential construction:

· R-30 or higher ceiling insulation;

· R-12 or higher insulation of any water heater;

· Equivalent of R-3 or higher insulation of accessible hot water lines and R-3 or higher insulation of three feet of cold water line closest to water heater;

· Toilets allowed a maximum of 1.6 gallons per flush;

· Sink aerator flow allowed a maximum of 2.2 gallons per minute;

· Showerhead flow allowed a maximum of 2.5 gallons per minute;

· Weather stripping and door sweeps or door shoes permanently affixed to exterior doors;

· Heating/cooling ducts showing no visible signs of leakage and insulated to R-3 or higher;

· Fireplace must have damper, door, or other closure;

· Utilization of compact fluorescent, LED, or other high-efficiency lighting in at least 75% of fixtures designed to accommodate non-dimming “A-shape” bulbs (e.g., standard incandescent bulbs), or utilization of high-efficiency lighting for at least 35% of the overall wattage of the lighting available in the home.
The San Carlos Green Task Force members can meet with the City staff to discuss these recommendations in detail and provide technical assistance in developing more detailed proposals for Green Building and Transfer-of-Title efficiency programs.

Best Practices of Green Buildings Programs
This section surveys Green Building regulations, requirements, and incentives in Northern California and other jurisdictions.
From Voluntary to Mandatory Policies 

Current city Green Building policies fall into two categories: voluntary and mandatory.  Voluntary programs provide incentives, such as expedited permit approval, awards, and positive publicity to builders who voluntarily comply with certain Green Building criteria.  Mandatory programs vary in stringency, from merely requiring that a checklist be filled out as part of the permit application process to requiring that a project be certified by a third-party inspector as fulfilling a certain number of elements on a Green Building checklist.  

Many municipalities intend that their Green Building ordinances will become more stringent over time.  Municipalities are being encouraged to begin with a voluntary program or a simple and easy mandatory program, with the intention that after the local building industry has become familiar with elements of Green Building design and construction, and once it is assured that the necessary training, materials, and inspectors are locally-available, the municipality can then ratchet up the requirements of the Green Building requirements.  For example, a city may begin merely requiring that a checklist be filled out along with a permit application, then a year later may begin requiring that a certain number of points on that same checklist be complied with in order to obtain the permit, and a few years later, further increase the number of required points.
  Other municipalities prepare a mandatory program but provide an extended time period for training prior to the effective date and enforcement of the program.
Checklists

Many municipal Green Building programs adopt checklists developed by LEED and/or GreenPoint.



LEED
The Leadership in Energy and Environmental Design Green Building Rating System (LEED), developed by the U.S. Green Building Council, is a benchmark for the design, construction, and operation of high performance green buildings.  LEED recognizes performance in five areas of human and environmental health: sustainable site development, water savings, energy efficiency, materials selection, and indoor environmental quality.  To earn LEED project certification, a building project must meet certain prerequisites and performance benchmarks ("credits") within each category. Projects are awarded Certified, Silver, Gold, or Platinum certification depending on the number of credits they achieve.  Different standards have been developed for the following construction types: 
· new commercial construction and major renovation projects 

· existing building operations and maintenance 

· commercial interiors projects 

· core and shell development projects 

· homes 

· neighborhood development 

· multiple buildings and on-campus building projects 

· schools 

· retail
As an example, attached as Appendix B is the LEED for New Construction Project Checklist.
  The LEED rating system is under constant revision, with checklists being updated on a regular basis.

Some cities have adopted the LEED checklists for the commercial portion of their Green Building program, and many municipalities have adopted a requirement that their own newly-constructed or remodeled municipal buildings be LEED certified.  The LEED for Homes program is only in the process of being promulgated, so is likely not yet adopted by many municipal programs.  The LEED checklists are utilized as a voluntary checklist, as a checklist with the requirement that a certain number of points or certification be obtained, or as a basis for tax or other incentives.  Attached as Appendix C is the U.S. Green Building Council’s summary of government LEED incentives;
 attached as Appendix D is the U.S. Green Building Council’s list of government initiatives incorporating the LEED program, including cities or counties with green building policies, tax incentives, or expedited permitting.
  


GreenPoint

Build It Green, a non-profit organization based in Berkeley, turned the Alameda County Waste Management Authority (ACWMA) Green Building Guidelines into the “GreenPoint Rated” system, which is intended to be able to apply to residential construction throughout the state.
  The GreenPoint Rated program is analogous to a report card for new home construction.  In order for a home to obtain certification as being GreenPoint Rated, a certified GreenPoint Rater grades a home on five categories: energy efficiency, resource conservation, indoor air quality, water conservation, and community. If the home meets minimum point requirements in each category and scores more than 50 total points, then it earns the right to bear the GreenPoint Rated label, which may be used in marketing the home.  

Some cities have adopted the GreenPoint Checklists, which are used by the GreenPoint Rated system, for the residential portion of their Green Building program.  As with the LEED checklists, these GreenPoint checklists are used either as a voluntary checklist or with the requirement that a certain number of points be obtained and certified by an independent rater.  Attached as Appendix E is the Single-Family GreenPoint Checklist;
 attached as Appendix F is the Green Remodeling Checklist;
 attached as Appendix G is the Multifamily GreenPoint Checklist.  These checklists have been revised every 2-4 years, and can be expected to continue to be revised on a similar schedule.

California City, County, and State Programs, Focusing on Northern California

A 2006 survey of Northern California municipalities found that of respondents, there were eleven cities or counties with established Green Building programs: Berkeley, Cotati, Novato, Portola Valley, San Jose, Santa Rosa, Sebastopol, and the counties of Marin, San Mateo, and Alameda.
  Another ten had Green Building Programs that were in initial implementation stages and nine were in the planning stage.  A copy of this survey, which provides useful information about various voluntary, incentive, and mandatory programs, is attached as Appendix A.  Below are more detailed descriptions of programs from a selection of these cities.


San Francisco


San Francisco’s city-owned properties, including existing properties, are required to utilize low-flow toilets and shower heads and to meet certain energy conservation and indoor air quality requirements.
  New construction of City-owned buildings 5,000 square feet or larger must be designed to meet LEED Silver standards.


Residential or commercial buildings designed to meet LEED Gold standards or higher qualify for priority permitting.
  Building construction projects that meet or exceed a LEED Gold rating, or that achieve high sustainability standards under other green building rating systems approved by the director, qualify for priority permitting.  The applicant is required to prepare an additional application and meet with the “SF Green Team,” comprising technical staff from the affected reviewing agencies, to describe the project.

According to the San Francisco Chronicle, “San Francisco officials say they have been overwhelmed since September with inquiries from developers who want to get on the permitting fast track in exchange for building green projects.  Such a perk means developers are assigned a city planner in weeks, not months, and their building plans are also reviewed in just a few weeks instead of an additional six months. . . .  But so many developers sought the speedy approval that planners decided to make green building requirements mandatory.”
 


In June of this year, the Mayor’s Task Force on Green Building submitted its report calling for a strategy of implementation of building performance standards across a broad range of building uses, with performance requirements gradually increasing over a five-year period from 2008 to 2012.  The Task Force recommended Green Building requirements be applied to all new commercial buildings over 5,000 square feet, major alterations, and new residential construction projects.  They recommend applying LEED standards for commercial and high-rise residential uses and the GreenPoint Rated system for non-high-rise residential uses.  
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The Task Force also proposes various incentives for buildings designed to exceed the minimum green building design level in effect at that time, including priority permitting, refund or rebate of project fees, and equalization of green assessment evaluations to avoid increased taxes for green features.  For City-owned buildings, the Task Force recommends that newly-constructed City-owned buildings be required to meet LEED Gold standards by 2012, and this recommendation is supported by several City agencies.


Comments are currently being submitted on the Task Force report.  A Green Building ordinance is currently being drafted by the City,
 and the Department of Environment anticipates submitting the draft legislation to the Board of Supervisors within several months.
  

The Department is also preparing amendments to the Residential Energy Conservation Ordinance (RECO), in coordination with representatives of Oakland and Berkeley.
  RECO currently requires that when a residential property is sold, and under certain other circumstances, an energy inspection must be performed and certain energy and water efficiency upgrades need to be made.  Required compliance costs are capped at $1,300 for one- or two-family dwellings and individual condominiums or co-ops, or for other residential properties are capped at 1% of the assessed value if compliance is pre-sale or 1% of the actual purchase price if compliance is after sale.



Pleasanton
Pleasanton is reported to have been the first city in the State, and one of the first in the nation, to require that large commercial buildings meet LEED Certified standards and that civic projects qualify for LEED Silver certification.
  The City’s Green Building ordinance applies to all City-constructed projects and all commercial projects that are 20,000 square feet or larger.  Although projects are to be designed to LEED Certification standards, it is not required that certification be applied for, and certain building commissioning steps required for LEED certification need not be performed.  Historic and certain other buildings are exempt.  Residential projects are required to achieve a “green home” rating on the Alameda County Waste Management Authority (ACWMA) “single-family green building rating system” or “multi-family green building rating system” (now GreenPoint Checklists).  Documentation of design and compliance occurs at several stages: pre-permitting (condition of approval), prior to issuance of final certificate of occupancy, after one year of occupancy, and after five years of occupancy.  If the compliance officer determines that the project has not met the requirements of the applicable LEED rating, additional measures may be required.



Rohnert Park

The Rohnert Park Green Building Ordinance covers all new residential and commercial construction, all commercial tenant improvements, and residential additions greater than 500 square feet.
  The applicable checklist varies by project type: GreenPoint for single-family new construction, ACWMA’s Home Remodeling Green Building Guidelines (now Remodeling GreenPoint Checklist) for single-family additions, ACWMA’s Home Multi-family Green Building Guidelines (now Multi-family GreenPoint Checklist) for multi-family construction, and the applicable LEED standard for commercial construction.
  The number of points or LEED level varies based on the size or density of the project.  For example, single-family new construction is required to have between 90 and 110 points on the GreenPoint system and be GreenPoint Rated.  A residential addition only needs one point.  Commercial new construction varies from LEED Certified level (but self-certifying instead of requiring registration with LEED) to LEED Silver with registration.  Commercial tenant improvement requirements vary from 5% to 35% of all possible LEED points.
  While the Rohnert Park Green Building program is one of the more nuanced programs, it is also one of the most complex in terms of the number of ordinances, resolutions, and charts that must be referenced to determine required compliance levels.

Rohnert Park’s separate Energy Efficiency Ordinance covers all new residential construction, all new swimming pools, and residential additions greater than 1,000 square feet.  The Energy Efficiency Ordinance requires the project to surpass the State’s Title 24 energy efficiency standards by 10-15%, depending on project size, and mandates certain energy efficiency measures.
  

Santa Cruz
After reviewing many options, the city of Santa Cruz adopted a Green Building program that utilizes LEED checklists for commercial projects, and for residential projects uses a checklist that was derived from the ACWMA Residential Green Building Guidelines.  For the first year, no specific number of points was required to be earned, but checklists were required to be submitted with permit applications.  Now, a minimum number of points is mandatory to obtain a building permit.  If the applicant commits to a larger number of points, accelerated permit processing is offered.  At an even higher level of points, the applicant qualifies for a Green Building Award.

Berkeley
Berkeley’s Commercial Energy Conservation Ordinance (CECO) requires all covered projects to comply with identified energy conservation measures, up to the expenditure limit for the building, upon the sale of a commercial property or upon application for a permit for renovations above a certain dollar value.  The maximum required to be spent on efficiency upgrades is $150,000 or 1% of the property value, whichever is less. Penalty provisions include deed restrictions and denial of a use permit.
  A copy of the Berkeley CECO Energy Audit/Inspection Self-Audit Checklist is attached as Appendix J; a copy of the Berkeley Guide to Performing a Self-Audit for CECO is attached as Appendix K.
 Berkeley’s Residential Energy Conservation Ordinance (RECO) requires that every single-family and multifamily residence sold and every remodel project over $50,000 comply with energy and water conservation requirements.  The maximum required to be spent on efficiency upgrades is generally 0.75% of the property sale price or 1% of remodeling costs.  Zoning and Energy Department staff enforce compliance by placing deed restrictions or denying resale or use permits to noncompliant projects.”
  A copy of the Berkeley “Residential Energy Conservation Ordinance (RECO) Form A,” detailing the energy and water conservation requirements for homes, is attached as Appendix I.


Sacramento

Sacramento requires that new City buildings meet LEED Silver criteria.
  Combined with the State’s requirement that new State-owned buildings be LEED Silver or higher, Sacramento now has the second-largest quantity of LEED-certified office space in the nation, with 4.3 million square feet, the bulk of it in State-occupied buildings.
  Commercial properties are subject to Sacramento’s water conserving landscape requirements.
  Sacramento also has an existing buildings energy efficiency ordinance requiring the purchaser of a residential property to arrange for an energy audit and spend the greater of $750 or 1.5% of the property’s fair market value on any necessary efficiency upgrades.

Cities of Santa Clara County
The Santa Clara County Cities Association Green Building Collaborative (GB Collaborative) recently issued a set of “Near-Term Green Building Policy Recommendations,” a copy of which is attached as Appendix L.  The recommendations are intended to be easy, first steps cities can take while discussions about more comprehensive policies are underway.  “The idea is to not wait until those discussions are finalized but to act now on policy recommendations that can and should be pursued and adopted quickly.”

The GB Collaborative recommends the following:

· Recognize/adopt LEED for commercial and GreenPoint for residential as the official Green Building standards for the jurisdiction.

· Require the submittal of a completed Green Building checklist (LEED or GreenPoint) as part of a planning application.

· Adopt a policy requiring LEED Silver certification or better for all new public construction and renovations over 5,000 square feet.


Los Angeles

Los Angeles currently offers a priority plan check program for LEED Silver projects.  The Department of Water and Power (LADWP) offers financial incentives for LEED Silver projects, including priority service planning, water conservation programs, and renewable energy incentives.
  City codes and programs require landscape water efficiency and on-site stormwater retention.  

Los Angeles is currently in the Green Building program planning process, considering a proposal to require LEED Certification for projects 50,000 square feet or larger, and new baseline standards applicable to all projects.
  The proposed timeline would result in implementation of an incentives program in February of 2008 and new Green Building requirements in July of 2008.  Attached as Appendix H is a summary of the proposed Green Building program for Los Angeles.



Santa Monica
The City of Santa Monica is an example of a city that created its own Green Building requirements instead of adopting a third-party checklist.  Santa Monica requires all new construction or major remodels, other than one- or two-family dwellings and historic structures, to comply with certain Green Building requirements.
 Additionally, projects are encouraged to incorporate additional Green Building elements, and projects designed to meet LEED Certified standards qualify for expedited plan check processing.
  

State of California

By executive order, the State committed to designing, constructing, and operating all new and renovated State-owned facilities of 10,000 square feet or larger, paid for with State funds, to LEED Silver or higher certification, as well as making substantial improvements in energy efficiency in State-owned facilities.  Each such new building or large renovation project initiated by the State is also to evaluate the merits of clean, on-site power generation.

The State’s Building Energy Efficiency Standards, commonly referred to as Title 24, set minimum standards for lighting efficiency, HVAC sizing and efficiency, insulation levels, and certain other building efficiency elements, and are revised every three years.
  Critics contend that these minimum standards do not address enough building aspects, contain outdated or flawed analysis or standards, and are not sufficiently stringent.

The California Building Standards Commission (CBSC) and stakeholders are engaged in a process to develop and adopt a state-wide Green Building code.  Green Building guidelines are currently being drafted to include a voluntary checklist of green building elements, but no point system or third-party assurance would be required.  The guidelines are currently not being drafted to include LEED or GreenPoint systems, but instead are based upon the draft ASHRAE 189 standard,
 which is itself currently in development.  The draft Green Building guidelines are expected to be available for public comment shortly.  The CBSC anticipates that this set of guidelines, once finalized, will be the starting point for development of a mandatory program to be implemented and incorporated into the Building Code in approximately two years.
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E:
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� This approach was discussed and encouraged at the Green Building Policy Workshop (June 27, 2007), sponsored by the Silicon Valley Leadership Group and Build It Green.


� Excerpted from U.S. Green Building Council, Green Building Rating System For New Construction &


Major Renovations, Version 2.2 at 9-10 (rev. 2007).


� Information on LEED programs can be found at www.usgbc.org.


� U.S. Green Building Council, Summary of Government LEED Incentives (Feb. 2007), Appendix D to The Mayor’s Task Force on Green Building for the City and County of San Francisco, Report and Recommendations (June 2007).


� U.S. Green Building Council, LEED Initiatives in Government and Schools (Sept. 2007).


� The process has been circular: ACWMA developed checklists, Build It Green developed the ACWMA checklists into the GreenPoint Checklists, then ACWMA adopted the GreenPoint Checklists for its own programs.  Some cities adopted Green Building programs before the GreenPoint checklists were developed, and specifically reference the ACWMA checklists.  As the ACWMA now utilizes the GreenPoint checklists, these city programs should be interpreted to refer to the GreenPoint checklists.  Telephone conference with Karen Kho, ACWMA (Oct. 12, 2007).


� Excerpted from Build It Green, New Home Construction Green Building Guidelines at 18-21 (2007).


� Excerpted from Build It Green, Home Remodeling Green Building Guidelines at 14-15 (2007).


� Information on the GreenPoint Rated system can be found at � HYPERLINK "http://www.builditgreen.org" ��www.builditgreen.org�.


� Build It Green, Local Green Building Initiatives in Northern California: Build It Green Public Agency Council Member Survey Results at 5 (March 23, 2006) (“Local Green Building Initiatives”).


� San Francisco Environment Code § 705.


� Environment Code § 708; San Francisco Department of Environment, Municipal Green Building Compliance Guide (2004).  Projects less than 5,000 square feet are to provide for the maximum LEED points practicable.  Waiver of the requirement is available if full certification levels are cost prohibitive.


� San Francisco Planning Department, Bulletin No. 2006-02 (Sept. 28, 2006); San Francisco Department of Building Inspection, Administrative Bulletin no. AB-004 (Oct. 6, 2006).


� Patrick Hoge, “S.F. Joins the Green Trend: New Development: Many companies eager to build in environmentally friendly manner,” San Francisco Chronicle (Feb. 4, 2007).


� The Mayor’s Task Force on Green Building for the City and County of San Francisco, Report and Recommendations (June 2007).


� San Francisco Department of the Environment, Response to the Findings and Recommendations of the 2006-2007 Civil Grand Jury in Their Report: “Can San Francisco Keep Its Promise to Reduce Greenhouse Gas Emissions” at 22-23 (2007) (“Response to Grand Jury”).


�  Id. at 24, 27.


� Telephone conference with R. Chien, S.F. Department of Environment (Oct. 12, 2007).


� Id.; Response to Grand Jury at 28.


� San Francisco Housing Code Ch. 12


� Hoge, supra.


� Pleasanton Muni. Code Ch. 17.50.


� Rohnert Park Muni. Code Ch. 14.50.


� City of Rohnert Park, City Council Resolution No. 2007-29, Ex. A (Feb. 27, 2007).


� City of Rohnert Park, City Council Resolution No. 2007-30, Ex. A (Feb. 27, 2007); Muni. Code § 14.50.070(B) & Table 1.


� Rohnert Park Muni. Code Ch. 14.02.


� City of Santa Cruz Green Building Program: Standards for Compliance (June 2, 2004).


� Berkeley Ordinance 6176-N.S.; Berkeley Muni. Code Ch. 19.72; see � HYPERLINK "http://www.ci.berkeley.ca.us/sustainable/buildings/ceco.html" ��http://www.ci.berkeley.ca.us/sustainable/buildings/ceco.html�.


� Berkeley Ordinance 5802-N.S., Berkeley Muni. Code Ch. 19.16; see � HYPERLINK "http://www.ci.berkeley.ca.us/sustainable/residents/ResSidebar/RECO.html" ��http://www.ci.berkeley.ca.us/sustainable/residents/ResSidebar/RECO.html�. 


� Mary Lynne Vellinga, Sacramento Bee, “Aspiring to be America’s Greenest City: State commitment helps Sacramento rank No. 2 in energy efficient office space” (Sept. 5, 2007).


� Id.


� Sacramento City Code Ch. 15.92.


� Sacramento City Code Ch. 15.76.


� Santa Clara County Cities Association Green Building Collaborative, Near-Term Green Building Policy Recommendations (Nov. 2007).


� Press Release: LADWP Commission Approves the Fast Tracking of “Green” Buildings and Construction Projects (March 7, 2007), available at � HYPERLINK "http://www.piersystem.com/go/doc/1475/162077/" ��http://www.piersystem.com/go/doc/1475/162077/�.


� City of Los Angeles, Proposed Green Building Program: Stakeholder Workshop #2 (Oct. 5, 2007).


� City of Los Angeles, Los Angeles Green Building Program (undated).


� Santa Monica Municipal Code § 8.108.020; for an index of required elements, see � HYPERLINK "http://greenbuildings.santa-monica.org/requirements/projectrequirements.html" ��http://greenbuildings.santa-monica.org/requirements/projectrequirements.html�


� Muni. Code § 8.108.050.


� Exec. Order S-20-04 (Dec. 14, 2004); State of California Green Building Action Plan (Dec. 14, 2004).


� Cal. Code Regs., title 24, pt. 6, “Energy Efficiency Standards for Residential and Nonresidential Buildings.”


� ASHRAE Standard 189: Standard for the Design of High-Performance, Green Buildings Except Low-Rise Residential Buildings.  


� Telephone conference with Jane Taylor, State of California Building Standards Commission (Oct. 12, 2007); for background, see memorandum from David Walls, Executive Director, Building Standards Commission, to Green Building Committee, regarding Green Building Standards (May 15, 2007).  Draft guidelines are to be posted for comment at � HYPERLINK "http://www.bsc.ca.gov" ��www.bsc.ca.gov�.
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