
   May 28, 2015 
 
To: The Massachusetts Energy Efficiency Advisory Council (EEAC) 
From: A Better City  
Re:  Testimony regarding the draft three-year plan 

 
Thank you for providing the opportunity to submit written testimony to the state’s Energy 
Efficiency Advisory Council (EEAC) on the draft three year energy efficiency plans. A Better City 
has been actively involved in the development of the Commercial Real Estate (CRE) Roadmap 
as part of its work with the Commercial Real Estate Working Group. We appreciate 
Eversource’s and National Grid’s leadership and collaboration on the development of the 
roadmap over the past few years.  This process included a thorough review of existing 
literature on the topic of energy efficiency issues and challenges within the CRE sector; along 
with in-person interviews and focus groups with CRE leaders.  We fully support the 
recommendations that were developed through this process, which included the 
development of turn-key efficiency programs for small and medium-sized CRE customers, pre-
packed incentives options, energy aligned leasing, improving technical assistance, and 
increasing access to energy data, and hope to see them in the next iteration of the plan.  
 
We would also like to acknowledge the PA’s hard work in providing a comprehensive draft 
document for public comment and review. We applaud several efforts outlined in the draft 
plan including support of the net zero energy buildings work in Massachusetts, a continued 
focus on improving efficiency in tenant spaces, and  a commitment to rollout energy 
dashboards.  
 
With feedback from our membership, which includes building owners, property managers, 
major employers, hospitals, and universities has reviewed the draft plans we have detailed 
within our testimony some of our  perspectives regarding the C&I elements of the draft plans.  
We look forward to future discussion and collaboration with the PA’s on several points: 
 

 Targets: We echo the comments of the EEAC consultants who have expressed concern at the 
decrease in energy efficiency targets, and the contraction of the C&I program budget. This 
decline is misaligned with state and local targets of 20-25% of emission reductions by 2020. 
ABC’s membership is concentrated in the metro Boston area and many members have 
supported the development of the City of Boston’s climate action goals. We are concerned 
that that PA’s efficiency targets may put these climate goals at risk.   
  

 Green Communities Act Compliance: The Green Communities Act (GCA) highlights the needs 
for plans to address efficiency, conservation, demand response, and load management as part 
of a comprehensive effort to maximize net economic benefits. Demand response, load 
management and conservation are all strategies that could particularly benefit commercial 
customers that are subject to demand charges. The draft plans initial passing reference to 
these strategies and suggests that further studies and demonstration projects are necessary. 
For example, the plan indicates there is an ongoing study on behavior change programs, but 
provides no additional incentives or programming to promote conservation in the C&I sector. 
While National Grid has indicated it will complete a geo-targeting demonstration process for 

BOARD MEMBERS 
Michael Cantalupa *  
(Chairman) 
Edward Ladd *  
(Vice Chair) 
Theodore Oatis *  
(Vice Chair) 
Kathryn West *  
(Vice Chair) 
Susan Wolkoff *  
(Treasurer) 
Douglas M. McGarrah* 
(Secretary-Clerk) 
 
Katharine E. Bachman 
Eugene Bard 
Robert L. Beal*† 
Jeffrey P. Beale 
Wayne Bouchard 
Kevin Boyle 
Phillip Brake  
Philip J. Brannigan, Jr.* 
Don Briggs 
Kara Buckley 
Charles T. Buuck 
Larry Cancro  
Joseph Carroll* 
Jeff Cook  
Jonathan G. Davis 
Pamela Delphenich 
Geri Denterlein 
Lawrence S. DiCara, Esq.* † 
Michael J. Donovan 
John E. Drew*† 
Ronald M. Druker* 
John Fernandez 
Christopher Gale* 
Richard A. Galvin 
Wendy Writer Gettleman 
Thomas Goemaat 
David Greaney 
Lisa Hartman 
Patrick Haswell 
Richard Heller 
John Hennessey 
John Hoey* 
John B. Hynes, III 
Thomas J. Hynes, Jr.* 
Joanne Y. Jaxtimer 
Mark R. Johnson* 
Edward C. Johnson IV* 
William Kane* 
James Keefe  
Richard Koch 
Edward M. Lambert, Jr. 
Kevin Lemire* 
Norman B. Leventhal*† 
Jeffrey Lockwood 
Eustacia Reidy MacNaught 
Christopher W. Maher* 
Paul Mattera  
Jay McQuaide  
Adam Mitchell 
Michael E. Mooney*† 
Timothy G. Murnane 
Dan Murphy  
Thomas O’Brien 
David N. O'Shaughnessy 
Young Park* 
Bruce Pearson 
David G. Perry* 
Robert Pittman 
David L. Richardson III 
Bud Ris  
Michael J. Roberts 
James Rooney* 
Samuel Schaefer 
George Schwartz* 
James Shane  
Mark Smith* 
Peter Sougarides 
Norman Stein 
Edward J. Steinborn 
Kevin Tabb, M.D. 
Charles Weinstein 
John Welby 
Doug Wilkins 
R. H. Bancroft Winsor 
Frederic Wittmann 
Frank Wuest  
Joseph Zukowski 
 
 
Richard A. Dimino 
(President & CEO) 
 
* Executive Committee 
† Former Chairman 
 

 

33 Broad Street | Suite 300 | Boston, MA 02109 
Tel: 617-502-6240 | Fax: 617-502-6236 

WWW.ABETTERCITY.ORG 



demand management, there are no other indications that developing demand response 
programs is a priority. We believe that these strategies are critical to helping meet the energy 
cost challenges currently facing C&I sector employers in the Commonwealth and request that 
the PAs and the Council create and approve concrete and well-funded plans to address these 
issues. As well, in New York, ConEdison and NYSERDA are actively addressing demand side 
management by providing incentives for demand response and storage systems; a similar 
program may be worthwhile in Massachusetts. A Better City would welcome the opportunity 
to discuss these ideas and work with the PAs to develop actionable projects.  
 
Programmatic Elements: The draft 3-year plans need additional clarity on how utility 
programmatic efforts will achieve stated targets and a timeline for their implementation. The 
plans propose no new pilot programs or demonstration projects to achieve deeper energy 
savings. The EEAC workshops stressed the importance of expanded CHP programs and sector 
specific incentive programs and outreach. DOER has also demonstrated the viability of virtual 
energy assessments as a tool to achieve energy savings in small to mid-sized properties. We 
encourage the PAs to develop actionable strategies for these items in the three year plans. We 
also encourage the inclusion of the findings and recommendations from the hospital and 
commercial real estate research reports into the three-year plans. The commercial real estate 
roadmap in particular was raised as a priority in the last three-year plans (p. 203, 2013-2015 
Three-Year Plans).  In addition to the roadmap’s primary recommendations, the report also 
identified several ideas for future exploration that we feel should be explored within the 3-
year plans.  These include: Alternative Incentive Structures, Packages Linked to Characteristic 
Tenant Occupancies, Innovative Submetering, Streamlined Whole Building Energy Audits, and 
Support Services and Financing for Mid-Size Customers.  
 
Funding: As proposed, the draft three-year plans propose a 7.5% budget decrease from 2015 
to 2016 for the C&I sector. The benefit-cost-ratio of C&I programs is expected to be 2.78 for 
2016-2018 for the C&I sector versus 2.16 for residential (p. 205, Draft Three Year Plans). As 
the C&I sector contributes significantly to the emissions of the Commonwealth of 
Massachusetts, it is unclear why this budget shift is occurring and how costs will be allocated 
across rate classes with this shift. We urge the PAs to re-examine the shift and to consider 
targets that are in line with the goals of the GCA and the targets of previous plans. 
 
Stakeholder Engagement: We greatly appreciate the efforts of the PAs to work with and 
engage a wide range of stakeholders in the development of these plans and related reports 
and studies.  The outreach effort conducted as part of the CREWG roadmap sought out and 
included the views from Class A building owners, Class B building owners, property managers, 
and sector based organizations, which helped shape a strong roadmap and recommendations.  
As well, as members of ABC, we are very appreciative of Eversource’s and National Grid’s help 
in guiding the initial development of our Challenge for Sustainability program, which is 
working directly with building owners and large employers representing close to 50 million 
square feet of commercial space, to reduce energy use and increase their sustainability.   
 

In conversations with our membership, we were made aware of opportunities to increase 
cross-sector engagement. Property managers in CRE sub-sectors, such as office buildings, are 
unaware of strategies that they may be able to leverage from other parties, such as hotels or 
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universities. Despite CRE segmentation being raised as an opportunity area for the C&I 
working groups, additional clarity on the outreach strategy for the CRE sector for the next 
three-year cycle is desired. We encourage the PAs to continue their leadership role in 
supporting innovation that can achieve deeper C&I savings.  
 
Innovative programs in Oregon have funded energy managers to serve a small group of small- 
to medium-sized customers to generate savings. Reformed retrocommissioning programs can 
also be a pathway to engage existing building staff and expand offerings to C&I customers. 
B.C. Hydro’s Continuous Optimization programs establish a partnership with CRE properties 
with access to retrocommissioning consultants and real-time energy dashboards in exchange 
for implementing any measures with quick payback period. This innovative program results in 
an average of 7.8% reduction in kWh usage with medium-sized office properties in the 
program. We recognize the PA’s are actively working to revise their retrocommissioning 
program, and hope that this example of engagement can serve  as a model and illustration of 
the full potential of savings for the C&I sector.  

 
As the three-year plans are discussed and evolve, we encourage the PA’s and state agencies to 
view energy efficiency programs as a tool for private sector economic development in addition 
to a means of meeting environmental goals. Energy costs have made it difficult to attract 
manufacturers into areas of Massachusetts, who sought out lower costs in other New England 
states. States such as North Carolina use energy policy as a tool for targeted private sector 
economic development by offering reduced energy rates to commercial customers that 
commit to expanding their workforce. For instance, Duke Energy, which serves many states in 
the Southeast, offers special economic development riders and efficiency incentives for new 
businesses moving to the Carolinas and Florida. Similarly, the energy efficiency programs in 
Massachusetts have significant potential to create private sector jobs by lowering energy costs 
for commercial enterprises. While ABC supports expanded program funding for residential 
customers and the continued work by the PAs to improve the efficiency of state and local 
government buildings, we would like to see the C&I elements of the plan enhanced. Given 
that the Commonwealth competes with 50 states and dozens of countries to attract and 
retain employers, we would encourage the council, the Baker administration and the PAs to 
examine how the efficiency programs could be used to better support the C&I sector energy 
customers that both drive the Massachusetts economy and provide the majority of the 
funding for the plans.  
 
We look forward to continuing to participate in upcoming public comment sessions and 
reviewing the draft 3-year plan. We hope these comments and suggestions can guide future 
discussions.  
 
Thank you, 

 
David Straus 
Director of Development & Programs 
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