San Carlos Green/ Cool Cities AUGUST 1, 2010 Revised Recommendations for San Carlos Green Building Ordinance

The following is a revised proposal for a San Carlos Green Building Ordinance that we recommend to the City for implementation taking into consideration Staff’s July 28 proposal.

We feel that the staff proposal includes some good suggestions, but, if implemented, will not go far enough to bring the San Carlos Green Building Ordinance up to the level of the City of San Mateo, San Mateo County, Redwood City, Daly City, Hillsborough, Brisbane, and possibly other peninsula cities who are currently working on their own Green Building Ordinances as we write this memo. 

The staff proposal recommends adopting CalGreen 2010 (which is a minimum code), and amending it to increase the energy requirement to a 15% energy reduction above Title 24.  This is fine, but all other cities on the peninsula that have adopted a green building code, have set a higher minimum  and have required LEED or GreenPoint Rating (GPR) for most types of construction.  Both GreenPoint Rating and LEED automatically require that energy use meet 15% minimum energy reduction above Title 24, but then go on to include a wide range of green building techniques that address other aspects of green building, not just energy. Other cities have also required a qualified or certified outside green building professional to verify compliance.  Staff’s proposal does not set any serious qualifications for a “green building professional”.  In fact, it allows builders to “self certify” which is inherently a conflict of interest.      

It seems that staff’s thrust in the proposed ordinance is to make it as flexible as possible with much discretion allowed the building official reviewing the project.  We disagree with that approach.  The point system included under LEED or GreenPoint Rating is about as flexible as it gets without making all decisions purely subjective.  GPR and LEED are also generally familiar to most builders that have done recent work on the peninsula.  Using GPR and LEED  is not “reinventing the wheel”.
Thus our recommendation is:
1. 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 CalGreen basic building code plus 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 city staff approval of the CalGreen basic requirements plus a LEED Accredited Professional (LEED 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. 
2. Implement a Green Building Ordinance for Residential new construction, additions and remodels, and Commercial and Institutional projects using City of San Mateo’s Green Building Ordinance as a reference. The ordinance would require that all new construction and major remodels meet the CalGreen basic building code plus also meet specific levels of LEED or Green Point approval (similar to the City of San Mateo’s “Mandatory Green Building Program” matrix) (copy attached), except in the matrix under “Single-Family and Duplexes” change minimum standard from “25 points for Element approach / 50 points for Whole-house approach” to “49 points”.  (49 points can be obtained through either the Element or Whole House approach and gives the owner more flexibility).  Enforce compliance by refusing to issue approval until city staff approves the CalGreen basic requirements and the appropriate Green Building Project Checklist has been submitted and final construction is certified by a LEED  AP or GreenPoint Rater.

We have attached a proposed Compliance Matrix for the City of San Carlos based on the San Mateo Matrix, but modified as we describe above.  We urge the City to approve this approach in lieu of the current staff proposal.

Cool Cities and San Carlos Green members can meet with City Council members or staff to discuss these recommendations in detail and provide technical assistance in developing more detailed proposals if desired. For more informatiopn, please contact David Crabbe at dcarch@comcast.net, or David Scouffas at free_radical@earthlink.net, or Suzanne Emerson at suzanne@emersonenvironmental.com. 

