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Site Description/Infrastructure

Berkeley Lab is unique among the national multiprogram laboratories in that it is located in the center of one of the nation’s premier research and development hubs surrounding San Francisco Bay.  The physical presence of an Office of Science facility in this internationally recognized scientific/economic region provides unparalleled opportunities for scientific interactions and economic stimulation.  Additionally, Berkeley Lab is located in a non-urban setting immediately adjacent to a preeminent research university - an environment that is particularly conducive to concentrated scientific focus.

The Laboratory was the first of the National Laboratories, established at its hillside location above the University of California Berkeley campus in 1939.  Berkeley Lab’s 200-acre main site encompasses 1.77 million gross square feet contained 107 buildings of conventional construction and 53 trailers.  Additional space consists of 75,000 nsf spread across the UC Berkeley campus and 337,000 gsf located in leased buildings in the cities of Berkeley, Oakland, and Walnut Creek.  The total replacement plant value (RPV) of active buildings and infrastructure is $890M, as reported in the DOE Facilities Information Management Systems (FIMS).  The value of the equipment in the buildings is $465M.

The University of California, a corporation governed by a Board of Regents, operates Berkeley Lab for the Department of Energy.  The land on which the Laboratory is situated is owned by the Regents of the University of California and leased to the Department of Energy in the various parcels required for building construction.  Since land parcels were oriented around specific development needs, not all land within the Laboratory’s management boundary is leased to the Department.  Several building sites exist outside of the leased parcels.

With the exception of portions of three original labsite buildings, all buildings are owned by the Department of Energy.  The average age of all Berkeley Lab facilities, weighted by square footage, is 37 years.  970K gsf (55.3%) is 41 years old or older.  On an annual basis, the Laboratory invests $5M in non-capital projects in the buildings. The DOE Office of High Energy Physics has provided $3.5M for General Plant Projects. The Science Laboratory Infrastructure (SLI) Program provides an average of $4M (based on the past 7 years). Collectively, these resources provide a 1.2 percent annual investment rate for active buildings and infrastructure.  Because of the age of our facilities, the investment rate is not able to maintain facilities suitable for conducting the Laboratory’s world-class research efforts.

All usable space is fully committed to the scientific mission, and maintenance actions ensure that scientific needs are addressed.  However, mission requirements are difficult to achieve in these World War II era buildings with infrastructure systems designed to support laboratory practices of the 1940s and 1950s.  These facilities do not have the mechanical systems (e.g. air handling, heating, cooling, and plumbing) and electrical systems necessary to effectively or efficiently conduct the current research.  Many of these systems are vital to providing adequate cleanliness, fume removal, treatment, power, gas handling, and other operations necessary for experimental programs. In other instances, the buildings are not structurally satisfactory, including buildings that are condemned or have occupancy limitations. Frequently, the buildings were intended for temporary occupancy or for specialized functions that are no longer being conducted. Use of unsatisfactory space is costly, and requires reliance on administrative controls to ensure that operational safety requirements continue to be attained.

In addition, some of the small older structures are not cost-effective to upgrade and need to be replaced in order to better address mission needs. In some cases, there is an additional benefit as these small World War II-era structures occupy prime sites, sites that can efficiently accommodate four- and five-story buildings. Increasing the user density at these prime locations will also improve overall operating and scientific efficiencies.

Alternative Financing Experience

Berkeley Lab is in the final stages of contract negotiations for its first alternative financed building, a 60,000 gsf research office building.  This building will be located on land not currently leased to the Department of Energy.  The land will be leased to the contractor on a 30-year ground lease from the Regents of the University of California.  The contractor will construct, own, and operate the building that will be leased by Berkeley Lab on a series of twenty (20) one-year term leases.  Exact terms and conditions of both the ground lease and operating lease are still being negotiated.

We are concentrating all of our current efforts towards the completion of this transaction.  Lessons learned from this experience will be used as we begin to explore available opportunities including funding options such as additional operating leases, debt-servicing finance agreements, joint ventures with commercial partners, direct financing by the Regents of the University of California, and so forth.

The availability and potential cost of identified financing options will, to a great extent, determine the type and number of alternative financed buildings to be developed at the Berkeley Lab.  Some of the more obvious candidates for alternative financing include:

· non-traditional facilities such as user housing and parking structures,

· facilities required to house new mission critical programs for which buildings cannot be constructed in a timely manner using traditional line-item funds, 

· buildings that will house staff that are presently housed in off-site leased facilities that are not only expensive to lease but also impede efficient operations,

· buildings that can relieve the already over-saturated space conditions at Berkeley Lab (~100 nsf of primary office space per employee vs. GSA standard of 135 nsf).

More specifically, Berkeley Lab is currently evaluating the following major facilities as to suitability for alternative financing:

· User Housing Facility

Berkeley Lab is the only national laboratory with major user facilities that does not provide on-site user housing.  This project addresses the critical need to provide this housing and should proceed as soon as funding is received.

A survey recently conducted by Berkeley Lab’s four existing user facilities coupled with estimates received from the planned Molecular Foundry, concluded that there is sufficient user support for a 60 to 80 bed on-site facility, with kitchen and laundry facilities.  The facility would provide a mix of private rooms (approximately the size of a standard hotel room) and dormitory style housing (six to eight rooms around a central living room/kitchenette).  The exact mix of room types is yet to be determined.

It should be noted that operation of this facility is expected to be self-supporting, with payments from guests offsetting the loan repayment costs.  The source of up-front construction funding is not clear.

· Specialized Computing Facility

Berkeley Lab does not have adequate space for an on-site, state-of-the-art computing facility for either scientific or administrative computing.  These functions are currently segmented in several on-site buildings and two off-site facilities, one in downtown Berkeley and one in Oakland.  There is increased interest and mounting pressure from the program side to return these functions to the main site.  

The specialized computing facility will provide sufficient high quality raised computer floor to house both NERSC and LBNL administrative and research computer equipment.  Because of cabling and networking limitations, the aspect ratio of the computer floor will be no greater than 1 to 2 (width to length), with the most desirable ratio being 1 to 1 (a square).  Adjacent offices for all Computing Sciences organizations related to computing operations and research are included in the project.

This has the advantage of consolidating all Computing Sciences operations, with the exception of Networking and Telephone Services, who would remain in their present location due to the presence of their main switches in that location, and could significantly delay or eliminate the requirement for an Administrative Office Building by releasing sufficient space on the main site to bring all off-site administrative functions back to the Hill.

The target date for completing this building coincides with the expiration of our lease at the Oakland Scientific Facility.

· Biological Research Facility

A significant portion of Berkeley Lab’s Life Sciences research is conducted in widely separated facilities with significant structural, mechanical, and electrical deficiencies.  This project provides a new facility with properly configured, state-of-the-art laboratory facilities and sufficient office space to house research staff who occupy those laboratories.

· Environmental Energy Efficiency Research and Demonstration Laboratory

This Facility will provide investigators with laboratories and offices to develop, test, monitor and demonstrate new building technologies and design processes in partnership with industry.  The facility will itself be a model of sustainable and energy-efficient design, as well as a demonstration case for procurement processes, design strategies, technologies, systems, and operating practices that can be replicated in laboratory and office building procurements throughout the DOE complex, in state and local government, and in other market segments.

· Blackberry Parking Structure/Conference Center

The parking structure is needed to provide parking for planned growth, and for staff returned to the laboratory from Oakland and downtown Berkeley leased facilities. This project is also designed to mitigate construction impacts (parking eliminated by laydown and staging areas) on the Laboratory community arising from the proposed capital improvement/development program.  Construction projects require laydown and staging areas adjacent to the project sites; these needs are typically met through the temporary assignment of parking spaces for this use.

Placing a conference center on the top floor of the proposed facility increases the utilization of the parking garage’s footprint and, by relocating the function from the Research Office Building, provides additional, urgently needed office space in that building.

Site Specific Factors

Pros:
· Berkeley Lab’s operating contract with the Department of Energy allows cost reimbursement leases with local real estate developers.  Under this agreement, leases are created between the Regents of the University of California and the developer as opposed to the Department of Energy and the developer.  Because of its reputation and presence in the community, most local developers are familiar with the University’s real estate business methods and practices.  The negotiations are often simplified by this familiarity, which may also add a level of flexibility in the area of terms and conditions.

· Alternative financing allows Berkeley Lab to respond more quickly to its rapidly changing mission requirements.

· The square foot for square foot offset for new construction does not apply to building constructed from alternative financing sources.

Cons:
· Several Berkeley Lab geographical factors increase the difficulty of negotiating the most favorable financing situations with developers.

· Berkeley Lab is located on a steep hillside overlooking the University of California Berkeley’s main campus.

· Access to the site is by way of two main roads, both of which feature tight turns and one of which passes through the central part of downtown Berkeley.  

· Limited access by public transportation

· Limited availability of parking.

· Berkeley Lab is separated from the commercial sector of Berkeley by the UC Berkeley campus.

· Building sites by the fence line and gates are limited.  Should the Laboratory and University ever abandon a building, the developer would be faced with a difficult property to lease in the general commercial market.

· The Laboratory site also presents many construction challenges such as disposal of major quantities of excavated material, slope stability, limited lay-down area, etc.

· It should also be noted when considering finance options that:

· the University of California has 10 campuses as well as 2 other National Laboratories, all competing for UC’s limited funding resources, there may be little chance for Berkeley Lab to rely on heavy funding from that source;

· the State of California is deeply in debt, eliminating hope for potential funding from that source.

Type of Agreement Utilized

The agreement to be used for our present project is a typical ground lease executed by the Regents of the University of California and a standard operating lease approved by the University and the Department of Energy.  Agreements for future projects will be based on the type of financing available.

Estimate Life-Cycle Cost

Costs are still being developed for this project.

Recommendations

Since this is our first project and is not completed, we don’t have any recommendations, for or against alternative financing, to put forth at this time.
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